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The Honorable Board of Supervisors Fifth Distic

‘County of Los Angeles o

383 Kenneth Hahn Hall of Administration

~ 500 West Temple Street

" Los Angeles, CA 90012

-Dear Supervisors:

- TEN-YEAR LEASE .
CHILD SUPPORT SERVICES DEPARTMENT
5770 SOUTH EASTERN AVENUE, COMMERCE
(FIRST DISTRICT) (3 VOTES)

IT IS RECOMMENDED THAT YOUR BOARD:

1. Approve and instruct the Chairman to sign the attached ten-year lease with CCA
‘Corporate Center (Lessor) for 84,477 rentable square feet and 337 parking spaces. -
- for the Child Support Services Departmient (CSSD) at an initial annual rent of
- $1,976,761. The rental costs are 100 percent subvened by State and Federal funds.

2. Find that this lease is exempt from the provisions of the California Environmental

. Quality Act (CEQA) pursuant to Class 1, Section r. of the Environmental Document

~ Reporting’ Procedures and Guidelines adopted by your Board on
‘November 17, 1987, and Section 15061 (b) (3) of the State CEQA Guidelines.

3. Authorize the Chief Administrative Office (CAQ) a_hd CSSD to impiementr the project.
The lease will become effective upon approval by your Board. ;

“To Enrich Lives Through Effective And Carina Service”
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PURPOS‘E/JUSTIFICATION OF RECOMMENDED ACTION

The CSSD, originally under the auspices of the District Attorney’s office, has been in
‘operation at this facility since 1992. The County had been operating under a ten-year
-sublease agreement with Burlington Northern Santa Fe (BNSF) and subsequently
exercised an option for the remaining term of the BNSF sublease scheduled to terminate
April 30, 2004. Approval of the proposed lease will result in a direct lease with the
. existing Lessor for ten years commencing May 1, 2004.

CSSD currently has approximately 400 staff assigned to the proposed facility which

- functions as the Department's administrative headquarters as well as the base of

operations for the Bureau of Family Support Operation Division II. ' The administrative

and management services operation will consist of staff engaged in various

administrative, fiscal, facilities management, human resources, the Ombuds Program,
and community outreach functions for the department.

- Division 11, which is one of six regional divisions of CSSD, is responsible for establishing
paternity judgments and obtaining child support orders for both welfare and non-welfare
custodial parents. The Division is responsible for the enforcement of all support orders

obtained by this office as well as orders obtained via the private sector under the Family
Law Act. The office interviews between 75 and 150 people per day regarding issues
“related to the establishment and enforcement of child support cases. This particular
Division has approximately 73,000 active cases that account for 15.2 percent of the
- County’s-entire caseload. The office is necessitated by State and Federal mandates and
_performance requirements. The proposed amendment will allow for the uninterrupted
continuance of these and other support operations at the facility.

IMPLEMENTATION OF STRATEGIC PLAN GOALS

‘The Countywide Strategic Plan directs that we improve the workplace environment in -
order to enhance quality and productivity (Goal 2, Strategy 2) and that we strengthen the
County’s fiscal capacity (Goal 4). In this case, we are housing multiple departmental
functions and a subvented program in leased space in accordance with the Strategic
Asset Management Principles, as further outlined in Attachment A.
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of Supervisors -

- FISCAL IMPACT/FINANCING

‘The proposed lease amendment will continue to house CSSD in 84,477 square 'fe‘et of
office space and 337 parking spaces for $164,730 per month, or $1,976,761 annually.

320 off-street spaces

5770 S. Eastern Ave. [ Existing Sub-Lease Prdposed Direct Lease Difference
Area (Squarefeet) | 80,000 84,477 | + 4,477 _
Term o Ten years + 2 yearoption ‘| ten -yea,g . : New Ten year loase
'} (05/01/92 to 04/30/04) (05/01/04 to-04/30/14) No option to extend
Annual Rent $1.613,050 ($20.16/sq.t) | $1976,761 (23.40/sqt) | +$363,711 ($3.24/sq.1) |
Base Tl Allowance $0 |s1267.1s5(s15.00sqt) | +$1,267,155 |
Additioﬁal Tl Allowance | $1 ,200,000 ($1 5.00/sq.ft) | $2,111,925 ($25.00/sq.ft.) + $911,925
Parking Included in Rent - 337 off-street spaées 17 spaces

Cancellation

After 5 years with 180 days

notice

After 4 years with 120 days
notice

- 1 year; - 60 days

. Rental Adjustments

o Qﬁera’t_in’g Exbénseé,at_ 5%
Annual CPl, 4% cap

'None ]

| - 5% per annuni

*

ik

* Premises re-measured subject to 1996 BOMA standards.
Includes share of CPl increases to date. )

Annual CPI cappéd at 3%

Cap reduction of 1%

This is a full-service lease whereby the Lessor is- responsible for-all operating costs
. associated with the County’s occupancy. Included in the rent is a $15 per square foot, or
$1,267,155, tenant improvement (Tl) allowance to be used as necessary for potential
refurbishment, including carpet and paint, of the existing space. Any unused base TI
. allowance may be used in the form of rental abatement. The rental rate is $1.95 per
'square foot per month, or $1,976,761 annually, for the first three years of the lease, at
which time the rate will increase to'$2.05 per square foot, or. $2,078,134 annually. The
rent will be subject to annual consumer price -index (CPI) increases capped at three
percent beginning-at the second year of the new lease term. -Parking is included in the
indicated rentalrate. =~ =~ ' ~ ' ' '



- .The an_orab'le Board of‘Supen)isors
~ April 13, 2004 |
‘Page 4

~Sufficient funding for the proposed lease is included in the 2003-04 Rent Expense
-Budget and will be charged back to CSSD. Sufficient funding is available in the CSSD
-~operating budget to cover projected lease costs. The rental cost for CSSD is subvened
< by State and Federal sources up to 100 percent. :
- FACTS AND PROVISIONS/LEGAL REQUIREMENTS
-Since April 1992, CSSD has been housed at 5770 South Eastern Avenue, Commerce,
on four floors of a multi-tenant commercial building. At that time, the facility was
“improved for.County use. The department has additional operations within the office
park at 5500 South Eastern Avenue and across the street at 5701 South Eastern
Avenue. This location and arrangement of staff within a close proximity provides a
convenience to other internal programs (e.g., the Call Center and Interstate Investigation
-‘units).  After consideration of alternative locations during the term of the County’'s
- -tenancy, it was requested by CSSD and determined by this office to be in the best
- interest of the County that a new lease be negotiated in order to effectively continue the
* uninterrupted consolidated operations atthis location. -

+:The" proposed ten-year lease prbVidés for 84,477 square feet of office'vspace' and
387 parking spaces. The lease contains the following provisions: -

J Comrhe'ncement of the new rent and term will be May 1, 2004, subject to apprdval _
by your Board; : -

~* A full-service gross basis with the Lessor responsible for all operating and
'~ maintenance costs; ,

e A $1,267,155, or $15 per square foot, Ti allowance included in the base: rental
- rate for deferred maintenance related to carpet, paint, and miscellaneous repairs;

~* A reimbursable additional Tl allowance of $2,111,925, or $25 per square foot, is
available at the County’s discretion in the event of unforeseen improvements or
furniture necessary beyond the aforementioned base allowance;
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e Elimination of the operating expense pass-through provision in the existing
sublease, providi_ng potential savings of approximately $49,000 per year;

~ e A cancellation provision at or anytime after four years by giving 120 days' prior
written notice and paying a cancellation fee equal to any unamortized Tl costs
incurred by the Lessor at an interest rate factor of eight percent.

This office conducted a survey of the area to determine the availability of comparable
and more economical sites. CAO Real Estate staff was unable to identify any sites in the

- surveyed area that could suitably accommodate this requirement. ~Based upon said
survey, staff has established that the rental range for similar office space is between
$22.32 and $26.52 per square foot per year full-service gross. Thus, the base annual--
rent of $23.40 for the proposed lease represents a rate within the market range for the
area. Attachment B shows County-owned and lease facilities within the service area for
‘these programs and there are no suitable County-owned or leased facilities available for
the program.

The proposed lease was submitted for review to your Board's appointed Real Estate

s Management Commission on March 17, 2004. After careful review, it was the
--Gommission’s decision to approve the proposed lease. R

~The Department of Public Works has completed a ‘seismic review of the facility and

- found it suitable for County’s continued occupancy. In addition, the building is in close
proximity to public transportation routes and is ADA accessible. o

- The construction and.operational costs associated with a childcare facility at this Iocaﬁdn

are not financially feasible for the Department at this time.

NEGATIVE DE,CLARATIO-N/ENV|RONMENTAL IMPACT R‘EP_ORT .

The CAO has made an initial study of environmenta factors and has concluded that this
project is exempt from CEQA as specified in Class 1, Section r of the Environmental
Document Reporting Procedures and Guidelines adopted by your Board on
November 17, 1987, and Section 15061 (b) (3) of the State CEQA Guidelines.
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IMPACT ON CURRENT SERVICES (OR PROJECTS)

- ltis the finding of the CAO that the proposed lease amendment is in the best interest of .
the County and will provide necessary space for this continuing County requirement. In
-accordance with your Board’s policy on the housing of any County offices or activities,
CSSD concurs in this lease recommendation. ' C : "

CONCLUSION

It is requested that the Executive Officer, Board of Supervisors return four originals of the
.executed lease, two certified copies of the Minute Order and the adopted, stamped-

Board lettér to the CAO, Real Estate Division at 222 South Hill Street, 4™ Floor,

Los Angeles, CA 90012 for further processing. . ~

Respectfully submitted,

g@na JANSSEN

Chief Administrative O icer »

'DEJ:CWW
' CEM:NCH:hd

Attachments (5)
c:  County Counsel

Auditor-ContrQIier _
Child Support Setvices Department

5770S.EastamAve.b



‘ Attachment A
"CHILD S-UPPORT, SERVICES DEPARTMENT
- 5770 S. EASTERN AVENUE, COMMERCE

Asset Management Principles Compliance Form'

1 1. | Occupancy ' o ‘ Yes No |NA

A | Does lease consolidate administrative functions?

"Doés lease co-locate with other functions to better serve clients?® -

B
C | Does this lease centralize business suppon functlons?2 - X
D

Does this lease mget the guideline of 200 sq t 6F space per person"z csspitlihave f - x el
a ratio of 201 sf/person ‘

1f not, is this é'-'léhg‘tém County p

s it av net County cost {NCC): pro

-Has lhe Dept of Publlc Works oomplet d's

'As approved by the Board of Superwsors 11/1 7/98 ) o

3t not, why not?




* ATTACHMENT B |

ADDRESS

LACO FACILITY NAME OWNERSHIP

4364 PFIOBATION—EAST LOS ANGE.ES AREA OFFICE 144'S FETTERLY AVE, EAST LOS ANGELES 90022 OWNED

4465 -_|DF KIRBY CENTER-ADMINISTRATION BUILDING' 1500 S MCDONNELL AVE, COMMERCE 90022 : OWNED -

3241 |EAST LOS ANGELES COURTHOUSE 214 S FETTERLY AVE, EAST LOS ANGELES 90022 _ FINANCED g

5412 - |PUBLIC LIBRARY-EAST LOS-ANGELES LIBRARY {4801 E 3RD ST, EAST LOS ANGELES' 90022 - . OWNED - _|*

A029 _|PW-EAST LOS ANGELES DISTRICT OFFICE .. . {6119 E:BEVERLY.BLVD, EAST LOS ANGELES 80022 LEASED |-

A122 |BOARD OF SUP-EAST LOS ANGELES:FIELD OFFICE 6262 E BEVERLY BLVD, EAST LOS ANGELES:90022. |- - LEASED |

5428 _|DPSS-BELVEDERE AP DISTRICT OFFICE - 5445 E WHITTIER BLVD, EAST .OS ANGELES 90022 |- - OWNED
|A460 |DHS-FERGUSON ADMINISTRATIVE SERVICES CENTER 5655 FERGUSON DR, CITY.OF COMMERCE 90022 : . ; - LEASED

A188 |SHERIFF-INTERNAL AFEAIRS BUREAU/RISK MANAGEM14900 S EASTERN AVE, CITY OF COMMERCE 80040 - - LEASED

A188 _|SHERIFF-INTERNAL AFFAIRS BUREAU/RISK MANAGEM14900 S EASTE RN AVE, GITY.OF COMMERCE 90040 - .. LEASED

A332_|CHILD SUPPORT SERVICES-COMPUTER SYSTEMS DIV.[6500 S EASTERN AVE, CITY OF COMMERCE 90040" . SED

A570 |CHILD SUPPORT SERVICES-INTERSTATE DIVISIQN . [5701.S . EASTERN AVE, CITY QF COMMERC 1130 . A N - D

A183 _[SHERIFF-HOMICIDE BUREAU.OFFICE BUILDING. - .. ‘-,|574"7 RICKENBACKER RD, CITY OF CdMMERCEQOOlO - 17460, | 1456371 ..t

A133 _|CHILD SUPPORT SERVICES-ADMINISTRATIVE HDQTER$5770 S EASTERN AVE, CITY, OF COMMERCE 90040-292{ . ),

A580 " |FIRE-ADMINISTRATIVE HEADQUARTERS OFFICE ANNE) 5801 S.EASTERN AVE, CITY OF COMMERCE 90040 | 28474

Ad446

FIRE-INFORMATION-MANAGEMENT DIVISION.OEEICES. |5815 RICKENBACKER RD, CITY.

FIRE-FIRE PREVENTION DIV/ FORESTRY DIV.

TAS {5823 AICKENBACKER RD, Cil

A146

.,u:somo a7

FIRE-HAZARDOUS MATERIALS DIVISION HEADQUAT

TR\5625 RICKENBACKER RD, GITY

A157

DC&FS-REGION Wl HEADQTRS/ BELVEDERE SERVICES:|5835 S EASTERN AVE, CI'I’Y OF

A427

FIRE-MAPPING & ENGINEERING SECTION OFFICES.

5847 FIICKENBACKEFI:FID,

CHILD SUPPORT SERVICES-COLLECTIONS OFFICE

{5895 RICKENBACKER HD, 'CITY OF COMMERQ .9004'0

8059

DISTRICT ATTORNEY-AUTO .INSURANCE FRAUD UNIT 15901 £ SLAUSO

4526

COMMERCE 90040

BISCAILUZ-AI)I_MINISTRI\T]ON‘BUIliIf)lNG

1060 N EASTER!

4423

5863

ISD-ADMINISTRATIVE HEADQUARTERS

; _ "TOS ANGELES 90063 | 1657
BISCAILUZ-MENTAL HEALETH RECOVERY CTR (CLOSED 1060.N EASTERN AVE;. I.@S ANGELES!'90063 . & . |

1100 N-EASTERN' AVE, LOS ANGELES 90063

T061_ |ISD-EASTERN. COMPLEX. PROJECT MANAGEMENT TRAI{1100N EASTERN AVE, LOS ANGELES 90063 *:
5870 [1ISD-EASTERNJAVE COMPLEX TELECOM BRANCH BLDG|1110 N-EASTERN'AVE; tOS ANGELES 90063
X155 |ISD-EASTERN AVE COMPLEX TELECOM BUTLER' BLDG 4112:N EASTERN:AVE; LOS ANGELES:80063

3542 - |FIRE-ADMINISTRATIVE HEADQUARTERS BUILDING - -]1320 N-EASTERNAVE, LOS ANGELES 90063:3294-

6131

DCSS-EAST LOS ANGELES SERVICE CENTER -

133 N SUNOL DR, EAST.LOS ANGELES-90063: -

__|PUBLIC LIBRARY-ANTHONY QUINN LIBRARY

-|3965 E-CESAR CHAVEZ AVE, EAST tOS: ANGELIES 9008

Y307.- - |PUBLIC LIBRARY-CITY TERRACE LIBRARY 4025 E CITY TERRACE DR, EAS LGS ANGELES 90063’
A190 :|PUBLIC LIBRARY-BELL'VIBRARY -~ 4411 E GAGE AVE; BELL-90201:: - -

PUBLIC LIBRARY-CUDAHY LIBRARY

5218 SANTA ANA ST, CUBAHY 90201»

DPSS-GAIN PROGRAM REGION VI OFFICE

-15460 BANDINI-BLVD, BELL 90201

DHS-BELL GARDENS HEALTH CENTER (CLOSED)

6912 AJAX AVE; BELL: GARDENS: 90201

4179
A308 -. {PUBLIC LIBRARY-BELL GARDENSLIBRARY. .-~ -|7110.GARFIELD-AVE, BELL GARDENS 9020%

Y460 _[DPSS-CUDAHY A/P DISTRICT OFFICE 8130 S ATLANTIC AVE, CUDAHY 90201, . : l)WNED
A153_{DISTRIGT ATTORNEY-HUNTINGTON PARK AREA 0FFICI}_2§58 ‘EFLORENCE AVE, HUNTINGTON. PAFIK 90255 . LEASED
5466 |{PUBLIC LIBRARY-HUNTINGTON PARK LIBRARY 6518 MILES AVE, HUNTINGTON PARK 90255 - OWNED

~|GROLND LEASE| -

3350, |DHS-SAN-ANTONIQ HEALTH.CTR/ EHS DIST (GLOSED) 6538 MILES AVE, HUNTINGTON.PARK 90255 _
3709 {HUNTINGTON PARK COURTHOUSE : 6548 MILES AVE, HUNTINGTON PARK 90255

D090 - {PUBLIC LIBRARY-CHET-HOLIFIELD LIBRARY. .. 1060 QQREENWQOD.AVE,.MONIEB'ELLO 80640 . | .. ~__EEASED

"[5395. |PUBLIC LIBRARY-MONTEBELLO REGIONAL LIBRARY {1550 W BEVERLY BLYD, MONTEBELLO.90640 __ _OWNED
D520 {DHS-PICO RIVERA HEALTH CENTER.(CLOSED) .. 6336 S. PASSONS BLVD_PICO RIVERA 90660. ___ ~_OWNED - |;
5641 |PUBLIC LIBRARY-RIVERA LIBRARY 7828.S SERAPIS AVE, PICO RIVERA 80660, ; . OWNED .
4983 9001.MINES, AVL AT. ROSEMEAD HLVD, PICO RIVERA 9

PUBLIC LIBRARY-PICO RIVERA LIBRARY .

[ OWRED

25 [GROUNDLEASE] -
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COUNTY OF LOS ANGELES
CI-HEF ADM]N".[STRATIVE OFFICE
LEASE AGREENIENT '
_ THIS LEASE is entered into as of the day of : 2004 between CCA .
 CORPORATE CENTER, L.I.C.; a Delaware limited liability company (“Landlord”) and COUNTY - .’
OF LOS ANGELES a body pohtw and corporate (“Tenant or "County") '

Landlord and Tenant agree:

1.- BASIC LEASE INFORMATION The followmg terms as used hereln shall have the
meamngs prov1ded in this Section 1 unless otherwise spec1ﬁcally modlﬁed by prov1s1ons of th1s_‘

: - ‘(a) Landlord’s CCA Corporate Center, L.L.C.
Address for Notice: . 100 North Sepulveda Boulevard.
Suite 1210 -

El Segundo, California 90245
~ Attention: Larry M. Matsui
‘Tel.: (310).648-7500

with copies to:

Cushman & Wakefield :
5801 E. Slauson Avenue, Suite 170.
Commerce, California 90040 _
Attention: Commerce Office Park Property Manager o

. (b) Tenant’s - Board of Supervisors - '
Address for Notice: . , Kenneth Hahn Hall of Admmlstratlon, Room 383
' " 500 West Temple Street ‘

Los Angeles, California 90012

With a copy to:

Chief Administrative Office

Real Estate Division

222 South Hill Street, 3™ Floor
Los Angeles, California 90012
Attention: Director of Real Estate
Fax Number: (213) 217-4971

567727.06/WLA
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(c). Premises: ‘

(d) Building;: -

84,477 rentable (75 759 usable) square feet in the '_

Building (defined below) as shown on EXhlbltA :
attached hereto. '

. The building located at 5770 South: Eastern Avenue -

Commerce, California whichris located upeii.the. real _
property described more partxcularly in ExhlbltB o

o attached hereto (the “Property’ )

B "(e) Term

o -'Ten (10) years commencmg on the Commencement »
- Date," defined below; and terminating at mldmght on -

“the day - before the tenth (10“‘) anniversary of the

= ;Commencement Date. (the “Termination Date”), © .
‘'subject to earlier termination by Tenant as provided

* herein. The phrase “Term of this Lease” or “the Térm

) Pro ted
: »'-Commencement Date

Date:

" (h) Ievecable

Offer Exmratlon Date

(1) BaSIC Rent

'-(g) Commencenient--

‘" :hereof” -as used in this Lease, or words of similar.
" import, shall_refer to the initial Term of this Lease
. together with : any additional Extension Term for which
Can optlon has been validly exercised. :

N/A. |
May 1;:2004.

From May 1. 2004 thféuahAﬁﬁl 30,.2007:

. $164,730:15 pet month; which is based upon a rental'. o

. rate of $1.95 per.rentable square foot:(adjustable only

(J)

' Terrmnatlon Notlce Date

(k) Rentable Square
" Feet in the Prenﬁsee:

© S67727.06/WLA
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as prov1ded in Sectlon 2(b) and Sect1on 5(b) hereof) .

From May 1, 2007 threng vunl 30, 2014

1$173,177.85 per month; which is based upon a rental

rate of $2.05 per rentable square foot: (adjustable only
as prov1ded in Section 2(b) and Section 5(b) hereof)

 NA

84,477 rentable square feet



D @Qi" j General ofﬁce use and: any ancﬂlary uses related_
: : - thereto.all of which shall be consistent with the nature.
. of a first:class office project.

L (m)InItlal - Child Support Services Department
Departmental Use: Sl .
N (n) Unreserved.-: 4 ﬁnresewed parking spaces for every 1,000 rent'able'-- -
Parking Spaces: - square feet of the Premises, for a total of three hundred -

" thilty-seven (337) unreserved parking spaces for use in
. the. Pro_lect parkmg areas and/or facﬂmes

_ (o) Normal 8 00 am. to 6:00 p.m., Monday through Friday and'-"
WOI'kan Hours e e 8:00 am. to 3:00 p-m: on two (2) Saturdays per

- Day, Memorial Day, Independence Day, Labor Day,
-, Thanksgiving Day, Christmas Day (on the days such- -
holldays are generally observed) and such other -

Los Angeles Cahforma

(p) Phase IReport The “Phase 1 Report" referenced in Section 10(a) of
this Lease shall be reasonably available for Tenant's"
 review-at Landlord's designated office durmg normal

~ business hours.

1.2 Defined Terms Relating to Landlord’s Work Letter.

-(a) Base Tenant _$15.00‘per rentable square foot of the Premises-
ImDr_Gvem'ent Al.-lowance:;.;.: S R T R

Sl (b) Addxtlgna} $25 00 per rentable square foot of the Premises
.,_Tenant Improveme £ loy ance.,_ e, :

| (C)M;a&_n_m_m_w | $50 00000
Change Order Allowance= el :

. Ad). Addltlenal.- _8:0%'perannum
: Tenant Improyement _ CaoaT
- Amertization Rate:  : t PN T P

(e) BasicRent-  N/A.
Reduction:

567727.06/WLA ' :
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(f) Tenant’s Work An assigned staff person of the CAO office shall serve -~
Letter Representatlve N as: ‘Fenant's sole representative with respect to the

- matters set forth in this Work Letter -‘who shall have

full authorlty and respon51b111ty to act on-behalf of the
Tenant as requ1red hereunder '

. Ig) Landlord’ ',Larry M Matsu1 |
Work Letter Representatlve . ST

_.-.See addresse's'_éét forth in Section 1(a) above..

ddress for Wﬂlcﬂer Notice:

on: _torofRealEstate B L o
Fax Number (213) 217-4971 B

Exh1b1t A Floor Plan of Premises

. it Legal Descnptlon of Property
" "Exhibit C —'Commencement Date Memorandum and
s Confirmation of Lease. Tenns L '

_,_A:Exh1b1tF _Work Letter o

.- L5Supplemental ILease DocumentI: Subordination, Non-disturbance and -~
Documents: (delivered to Landlord and Attornment Agreement [[FROM LANDLORD’S
made a part hereof by this reference) “CURRENT" LENDER]] '

' i et e Document II; ,Tenant Estoppel Cemﬁcate

Document IV Memorandum of Lease
.. ..Document V:, Request for Notice

567127.06/WLA .
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2. PREMISES

(a) Landlord does hereby lease to Tenant, and Tenant doeshereby: lease from
" Landlord, upon the terms and conditions herem set forth, the Premrses described in Section 1
‘and Exhibit A attached hereto. ‘

: ) Tenant shall have the nght wrthm ninety (90) days: of approval of thls_
Lease by the Board of Supervisors of the County of Los Angeles (“Board of Supervisors”) to '
field-measure and verify the exact footage of the Premises and/or:the Building All
measurements shall be taken in accordance with the methods of measuring rentable/usable

area as-described in the Standard Method for Measuring Floor: Area in Office Buildings, - -

ANSI 765.1-1996, as promulgated by the Building Owners and Management Association e

(“BOMA”) International except that no penthouse mechanical room space shall be included
~ in the measurement: Should thé exact square footage of the Premises be less than the square

-~ footage stated’ above, Tenant shall have the right to" -adjust ‘$uch square footage and
proportionately reduce the Basic Rent in Sectlon 1 accomplished by the mutual execution of

a memorandum of undefstanding between the Landlord and the Tenant. Landlord . |
acknowledges the space has been marketed at the above-indicated rental amount and inthe - : -

-event of subsequent physrcal measurements, Landlord agrees there will be no adjustment -
made to either the square footage or the Basic Rent in the event the measured square footage )

exceeds the amount represented byl Landlord ‘Should Landlord and Tenant not agree with _' o o
rtespect to the results of the mieasurement conducted pursuant to this subsection (b) Landlord

shall appoint an- mdependent firm or person who is experlenced in making such
measurements whose determination with respect which measurement is correct shall be final

and binding upon the partles Landlord and Tenant shall share equally in the fees of such L

ﬁrm.

(c) “The Premises shall rmtrally be 1mproved per the terrns and cond1t10ns set o

_ forth m the Work Letter attached hereto : as Exhrbrt Fand incorporated herein.

3. COMMON AREAS ‘Tenant may use the followmg areas (“Common Areas ) in
common with Landlord and other tenants of the Bulldmg the common area entrances, COmmon area -
lobbies and other public areas of the Building, walkways, landscaped areas, driveways necessary for- -
access to the Premises, parking ateas and other common facilities designated by Landlord from time
to time for common use of all tenants of the Building. Tenant shall comply with all reasonable, non-

discriminatory rules and regulatlons regarding the use of the Common Arcas established by '
Landlord.

T4l COMME M NCEI\/[ENTAND D EXPIRATION DATEs""‘

. (a) Term The term of this Lease shall commence upon the Commencement
* Date and terrmnate on the Termmatlon Date :

(b) Earlv Termination: Tenant shall have the right to terminate this Lease at
any time after the last day of the forty-eighth (48™ month of the Term of this Lease, by
~giving Landlord not less than one hundred twenty (120) days prior written notice (the
"Termination Notice"), wh1ch Termination Notice shall be executed by the Chief

. S67727.06/WLA ‘
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- Administrative Officer of Tenant. A termination fee in an amount equal to.the sum of (y) the

unamortized portion, as of the Términation Date, of (i) the first $12.50 per rentable square
foot of the "Base Tenant Improvement Allowance" (as defined in Section 2.1 of the Work
Letter) and (ji).any "Additional Tenant Improvertiént Allowanée™ (a8 defined in' Section 2.1
of the Work Letter) provided by Landlord to Tenant, and{(z) the unamortized portion, as of
the Termination Date, of all leasing commissions paid by Landlord in connection with this
Lease, with the amounts in items (y) and(z) above being amortized at ei ght percent (8%) per
annum shall be paid by Tenant within thirty (30) days after the effective date of such:

.. termination by Tenant. - ST e e o - o

R TR R

A TR}

. * '(a) Initial Basic Rent. Tenant shall pay Landlord.the, Basic Rent stated in
. Section 1 and adjusted per Section 5(b) below during the Term hereof within fifteen
. (15)days:after a claim therefor for each.such month has.been filed by Landlord with the ..
r.;.Auditor of the County of Los Angeles (the “County”): Basic Rentfo partial- month::: -
- . shall be prorated in proportion tothe number of days in suchmonth-: - . . .. .

cement. Date, on the first day of the first f
justment Date”) and on every anniversary 6f the A
e+ Shall be adjusted by applying the CPI Formulaset;forth

- the Index published for the month the Lease commences. -

" fot all Urban' Consumers for the Lbs Anigelés G o
published by the United States Department of Labor, Bureau of Labor Statistics (1982-
#i: . 84=100):The "CPI Formula" ieans Basic Rent multiplied by 4 fra lion; the numerator .
...+ -beingthe .Index published for the: month-immediately preceding the-inonth the adjustment:
. 1s to be.effective, and the denominator being the Index: published fi the month theLease.
commenced. If the Index js.changed so that the Index differs from thatused as of the . .
mmencement Date of the Lease, the Index shall be converted in accordance with the. ..
‘Cofiversion factor published by the United States Department of L: a
7 Statistics." If the Indeéx is discontinued of revis the Term'o
i+ other governméntal Index or computation with which'it is replace be uséd in‘order
*"to-obtain'substantially the same results‘as would b& obtained if the Tidex hadnotbeen 7 *
discontinued or revised. ' S s

' (i) Ilustration of Formula; The formula for determining the
new rent shall be as follows: o L ( : _

Dl Lo S .';.:.sNew' “Index . - $ o
i | Base Index}

" (BlcRent)

1 567727.06/WLA :
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+ Amount needed to amortlze Tenant s Addltlonal Tenant Improvements
Cif any '

. Amount needed to. amortlze change order costs 1f any
o= Monthly Basic Rent ’

(111) Lmntatlons on CPI Admstment In 1O event shall the monthly
' Bas10 Rent adjustment based upon the CPI Formula result in an annual increase greater than
three percent (3%) per year of the Basic Rent. Inno event shall the monthly rent be adjusted
by the CPI Formula to result ina lower monthly Basic Rent than was payable during the -
j_prevrous year of the Lease : '

-6 USES The Premlses areto be used only for the: uses set forth in Section1 and for no-'
other busmess or purpese; provided, however, Landlord shall not unreasonably withhold its consent
to a change of use which is matena]ly consistent with the Use (as set forth in ectlon 1¢1) above).-

7. HOLDOVER If Tenant remains in possessmn of the Prermses or any part. thereof :
after the exprratron of the Term: of this L.ease, such occupancy shall be a month-to—month tenancy
only (and shall-not'be cotistiued-as ¢onsent by Landlord to any holdmg over by Tenant or as a
renéwal: hereof “or ‘an‘extension-for Any: farther- terin), ‘which tenancy is termmable oily upon

ninety (90) days written notice from Landlord or th1rty (30) days written notice from the Chief |

Administrative Officer of Tenant at the last monthly Basic Rent payable under this Lease (as such
Basic Rent may be adjusted from time to time in accordance with this Lease) plus all other charges. -
payable under'_i'tlns Lease and subject to all of the t 'rms, covenants and condltlons of thls Lease

8. . QMPLIANCE::. ) L'AW Tenant shall at Tenant sexpense comply promptly g
with all apphcable statutess ordlnances rules; regulations, orders and requirements (collectively, the.
"Apphcable Laws")in effect durmg the term hereof, regulating the use, occupancy or unprovement :
of the Premises by:Teniant: ‘Landlord; not Tenant, shall, at its sole cost; at all times*cause the.
Premises and the Building’ to comply Wwith'all apphcable tatutes, ordinances, tules, regulatrons
orders"and requrrements in’ effeéct and: bmdmg upon “Tenant or. Landlord dunng the term hereof,
1ncludmg w1thout hmltatlon the Amencans wrth Dlsablhtres ‘Act, except to- the. extent such
- compliance is made necessary as a result of Tenant s partlcular useof or a]teratrons or 1mprovements

" to the Premises.

9. - DAMAGE OR DESTRUCTION

~ (a) Damage. In the event any portion of the Premises is damaged by fire or- -

any other cause rendering the Premises totally or partially inaccessible or unusable and the

Premises may be restored to-a complete architectural unit of the same value, condition and

‘character that existed immediately prior to such casualty in less than one hundred eighty

(180) days, then Landlord shall promptly, at Landlord’s expense; repair such damage and
this Lease shall continue in full force and effect. If all or any portion of the Premises shall be
made untenantable by fire or other casualty, Landlord shall immediately secure the area to

~ prevent injury to persons and/or vandalism to the improvements. Landlord shall promptly, ‘

567727.06/ WLA
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but in any event within ten (10) days, cause an archrtect or general contractor selécted by -

- Landlord to provide Landlord and Tenant with a written estimate of the amount of time
~ required to substantially complete the repair and restoration of the Premises and make the
- Premises tenantable again using standard working: méthods:: The failure to'do.so shall be a
. material Default hereunder. Basic Rent shall abate to the extent that the Premises are
~ unusable by Tenant. Tenant waives the provisionsof California Civil Code Sectxons 1932(2) '
- and’ 1933(4) with respect to any partral O total destructron of the Prermses Y

r (b) Tenant Term1nat10n Right ht In the event any portlon of the Prennses is
: damaged by ﬁre or any other cause rendenng the Premises totally or partiallyinaccessible or
- unusable and the Premises will notbe restored to a complete architectural unit of the same
- value, condition and character that existed immediately prior to’such- casualty in-less than -

one hundred eighty (180) days for any reason, then Tenant ‘may terminate this Lease by .

giving written notice within ten (10) days after notice from Landlord specifying such time - R ;
- period of repair; and this Leasé shail terminate: and. the Basic-Rent shall be abated fromthe . -

“ '+ date the Premises became: untenantable Inthe event that Tendnt. does not electito: termmate

«:..7 repairs to the Burldmg or Premrses provrded insurance: proceeds are: avmlable to repalr the. -
o _damages Co SESRELRRETIEL LR : R

el (c) Damage In Last Year Notw1thstandmg the foregomg provxsmns ifany
PR matenal destructlon to the Premises occurstdunng thelast yearof the Term, either Landlord -
.- or Tenant may terminate this Lease by g1vmg notice to.the other not more than thirty
...(30) days after such.destruction, .in whrch case (a) Landlord shall have nio ‘obligation to.
Do ;:.'. .. Iestore the Premises; (b)Landlord may . mtam -all. insurance proceeds: relatmg to such_ ,
destructlon, and (c) this Lease shall termmate as of the: date which-is thrrty (30) days after -
. such written notice.of termmatron ' S I '

el (d) Default Bv Landlord If:Landlord 1s: requrred to repaJr andxrestore the‘ .
L ,'_F_Premrses as provrded for in this Sectron and, Landlord- should fail:to thereafter pursue said -

,thrs Lease, Landlord shall promptly‘commence and diligently prosecute to completlon the .

. Tepairand restoration work with reasonable dlhgence to completron ‘Tenantmay (a) declare " o

| - adefault hereunder or (b) perform Of cause. to be performed the restoration work'and:deduct -
o ?‘,fthe cost thereof plus interest. thereon at ten percent (10%) per annum, from the Bas1c Rent -
. next due as a charge agamst the Landlord L g :

10. - REPAIRS AND MA.INTENANCE

_ (a) Dehverv Condrtlon /Upon dellvery of the Premlses to. Tenant () the
L ._Premrses the Bu1ldmg and all Common' Areas (1ncludmg elecmcal heati
Cair conditioning (“HVAC”), mechanical, plumbing, gas and fire/life.safety, systems in the

: '_Burldmg and similar bu1ld1ng service systems),shall be in comphanc ith all current laws,
_codes, and ordinances, 1ncludmg use the Amerrcans ‘With Dlsabllltles ct; and, shall be in

N reasonable good workmg order and COIldltlQn to the extent necessary Ior Tenant to.obtain -

' and mamtarn a certlﬁcate of occupancy (or- its legal equrvalent) for th _'P'remlses (ii) the

o Building : and Premises. shall be in compllance with all:covenants, condrttons restrictions and .
underwriter’s requirements; and (111) the Premises, Bu1ld1ng and Common Areas shall be free

of the presence of any Hazardous Matenals (as heremafter deﬁned) and (1v) Landlord shall

567727.06/WLA :
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" not have received any notice from-any governmental agency that -the Building or the

Premises are in violation of any law or regulation without action by Landlord thereupon. To

- -the best of Kenneth W. White's (Landlord’s Vice President, Acquisitions) knowledge and

- belief based upon that certain Phase IReport prepared by Rincon Consultants, Inc. and dated

- June 10, 2002. (the "Phase ‘I Report") thé¢ Premises and the Building contain no. -
: ,asbestos—contammg_ materials (other than as may be reflected in theé Phase I Report). A copy
of the Phase I Report shall be made available to Tenant upon its request, provided that any

information in the Phase I Report shall be deemed confidential and shall not be disclosed by

- Tenant to-any.third party, unless compelled to-do so'by a court of law. Landlord shall, prior
- -to Tenant’s occupancy, abate, at Landlord’s sole cost and expense, all asbestos containing

~.materials, if any, not brought to the Premises by Tenant to the exterit required by law and

provrde Tenant with an updated report from a lrcensed Cahfomla Asbestos contractor tothat L

effect. -

_ (b) Landlord Obllgatlon Landlord shall keep and maintain in good repair’
.+.and working order and: ;promptly make fepairs to and perform mairitenance upoti andreplace:
- .as needed: (i)the stfuctural elements -of the Building, including without limitation, all
- permanent..exterior and- interior :walls;:floors: and ceilings, : roof, concealed :plumbing, -
~ -stairways, concealed electrical systems and telephone intrabuilding network cable
- (ii) mechanical (mcludlng HVAC) electrical, plumbing and fire/life safety systems serving .
the - Building: (iii) the: ‘Common: Areas; (iv).exterior: windows of the Building; and
- (V) elevators serving the. Building. Notw1thstandrng the foregoing, except to the extent made .
necessary by Tenant's negligence or-acts or omissions;, Landlord; at its sole cost and expense,

~shallalso perform.all maintenance and'repairs to the Premises; and shall keep the Premisesin =
good condition and repair, reasonable wear and tear excepted Landlord's repair obligatichs . -

include repairs to: (1) the floor covering; (2) interior partitions; (3) doors; (4) the interior
side of demising walls; and (5) signage. Wlthout timiting the foregoing; Tenant shall, at

- Tenant’s sole expense, be responsible for the cost of reparrmg any area damaged by Tepant - |

or Tenant’s dgerits, employees, invitees and visitors and the repalr of low voltage electronic,
phoneand datacabling and relatéd eqmpment that'is installed by or for the exclus1ve benefit

-~ of Tenant.- All repairs and replacements shall: (4)'be made and performed by ¢ontractors or

" mechanics ‘approved by Tenant, which’ consent: shall ot be unreaSonably w1thheld or
" delayed, (b) with respect to those itemns and/orlmprovements Tocated within the Premises, be
at least equal in quality,- value and utrhty to the original work “or lnstallatron (c)bein
accordance with all laws. :

‘ © Tenant s Rightto Reparr If Tenant provrdes written notice (or oral notice
- in the event- of an emergency such- as’ damage or destructron to or of any portron of the
Building stractuire and/or the Bu11d1ng systems. and/or anythmg that could cause material
‘disruption to Tenant’s busmess) to Landldrd of an event or crrcumstance which” requrres the =
© - action of Landlord with respect to iepa and/or mamtenance that is requrred w1thm the
- Premises; and Landlord fails to provrde such action w1thm a reasonable penod of time, given
" the circumstances, after the glvmg of such notlce but in any ‘event not later. than
Afifteen (15) days after the giving of such- notice, then Tenant may proceed to take the
required action within the Premises following Tenant's de11very of an additional fifteen (15)
business days" notice' to' Landlord spec1fymg that ‘Tenant is. ‘taking such requlred action
(provided, however, that. thé foregoing notices shall niot be required in the event of an
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+ 7 "emergency which threatens life or material, imminent-danger to property).  In the event

Tenant takes such action, Tenant shall use only those contractors used by Landloid in the:

- ‘Building for such repairs and/or maintenance work unless such contractors are unwilling or
unable to perform, or timely perform, such work, in which event: Tenant may-‘utilize the
services of any other qualified contractor which normally and regularly performs similar

- workinother "Class A" office buildings located in'thie vicinityof the Building. Tenantshall
“+ - have aceess to the Building to the extent necessary to'perforth the work contémplaied by this

+ wiprovision: If'such action:was required under the terms of ‘this Léase toHiave beeri taken by - -
‘Landlord in connection with the Preniises and was nét taken by-Landlord withiti ‘the time
periods provided under the foregoing notices (unless such notices were not required as

¢ provided above), and Tenant perforfied stich fequired action, then Ténarit shall be entitled to.

_prompt reimbursément by Landlord of Ténant’s réasonablé costs and expenses in'having

‘taken stch action plus-intérest'thereon at )%) per antiuin follov

ompletion of siich work atid Tenant's deliveiy

"+ the materials uséd and the costs relatin t . ed by Landlord*
within twenty (20) days following Tenant's delivery of theé required invoice and Landlord
does not deliver a detailed written objection to Tenant regarding the reasonableness of the -
costs associated with such actions performed by Tenaht:” nant shall, upon prior written

- notice to Landlord, be entitled to deduct from B sic Rent payable by Tenant under this Lease .
‘the amount set forth in its in h work., The remedies provided in this Section are - -
in-addition to the remedies provided in Section 14." . . T

,.,-.;(,'Fl,). HVAC. Landlord shall {__fuqui_ls.b»_hqgtin'g», ventilation and air conditioning ~ - .

ring Normal Workitig Hour ‘ required for the use arid occupancy of
fo ffice | ‘a ard comparable to other first-class
ached hereto.

ord shall fuirnish to the remisés the amount of electric

Etle Drawings biit in any event ot less than four (4) watts of.
electric current (connected load) per square foot'ef Rentable Squire Feet it thié Premises, for
_power and lighting and electric current for HVAC, and Landlord shall provide the existing or

"new trafisformers or subpariels on'éach floér of the Premises necessary for Tenant to.utilize

. - (c) Elevators: Landlord shall furnish freight and passenget elevator services

7" to'the Premises during Normal'Working Hours. During all other houts, Landlord shall

furnish passenger elevator cab service in the elevator bank serving the Premises on an as

.. Deeded basis, and, by prior arrangemeént with Landlord’s building manager, freight elevator -
SEvice. Bt e e ST T ' :

(d) Water. Landlord shall make available ‘wat:er- for normal lavatory and '_
potable water meeting all applicable govémmental standards for drinking purposes in the
Premises. ' . '
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ERTE (e)- Janitorial. Landlord shall provide Jamtonal service on five (5) nights per
. .week generally consistent with that furnished in comparable office buildings in the County
- ..;of Los: Angeles but not less than.the services set forth.in the specrﬁcatrons set.forth in "
o i - Exhibit E attached hereto. : T

ST S (f) Access Landlord shall furmsh 10 Tenant s employees and agents access . -
to. the Bu1ldmg, Premises and Common Areas on a seven (7) day per week, twenty-four -~
R (24) hour per-day. basis, subject to compliance with such reasonable securrty measures as' ’
. ‘shall from time to time be i in effect for the Burldmg ' :

R LANDLORD ACCESS Tenant shall permrt Landlord and its. agents to enter the_. :
Premlses upon prior written notice for the purpose of inspecting the Premises for any reasonable '
purpose IfLandlord temporanly closes any portion of the Building or Premises, Basic Rent. shall be -
prorated based upon the percentage of the Premises or Building rendered untenantable and not used

T _Landlord shall have. the i ght at any and all t1mes to. enter the Premlses in: the event: of an -
emergency ' Lo :

TENANT DEFAULT

" (a) Default The occurrence of any one or more of the ollowmg events (a'_-
“Defaul‘t”) shall cornstitute a matenal default and breach of thls Lease by Tenant

, (i)' the fmlure by Tenant to make any payment « of Basic Rent'or .
any other payment required to be made by Tenarit heretndef (excepttothe extentan
- offset is expressly permitted hereunder), as.and when due and if the failure continues - - )
for a penod of ten (10) days after wrrtten notice to Tenant B : ‘

o (11) the fallure by Tenant to observe or perform any of the other e
Covenants, conditions.or provrsrons of this Lease whert uch faulure'shall continue- — - — — -
for aperiod of thirty (30) days after written notice from Landlord s .
the nature-of the default; provrded ‘however, if more ‘than thuty (30) days are.

_, .reaspnably. requlred for its curethen Tenant shall not be.deemed to be in default if.
T Tenant commences such. cure- w1th1n said 30 day penod and thereafter chhgently
: prosecutes such cure to completron : e e

- . (b) Terrmnatlon Tenant agrees that 1f a Default should occ (

“bé cured within the time penods set forth above, Landlord shall have, in addr on to any other

remedies available to Landlord at law or in equity (all of wh1ch remedies shall be distinct,’

, - Sseparate and cumulat1ve) the nght to terminate this Lease, in.which event Tenant shall.

. surrender the Prermses to Landlord and n whrch event, Landlord may recover from Tenant
- -the followmg '

“(I)  The worth at the time of any unpard rent which has been_ camedat -
the time of such termination; plus o

.(2'.) Intentionally_o_mi_tted.‘; |

()  Intentionally omitted

567721.06/'WLA ) : .
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: -~ .(4)_ . Any other.amount necessary - to compensate Landlord for all the
. detnment prox1mate]y caused by. Tenant’s failure to perform its:obligations under-this Lease or
whrch inthe ordinary course of. thmgs would be likely to result therefrom, specifically including but

" not hmlted to, brokerage commissions-and advertising expenses incurred, whether for th
dlfferent use, and any.special concessions made to obtam .a new tenant; and

B (5) L At Landlord S electron such other amounts 1n ddrtlon 7 o_or in lieu.
of_v :the foregomg as may be permrtted from time to time by apphcable law : ‘ :

e The term rent" _as used’in thrs Sect10n 13(b) shall be deemed © be and an al] sumsof

o (c)' Contmue Lease i in E_ffect 'Tenant

" Gid should ot be ciired within the time.
addition to any otheér remedies available fo the Landlord at law -or
wrthout:,hmrtatron the remedy set.forth in Section, 13(b) boye),

the remedy described in
il _ffect after lessee s

_ t reasonable lrmltauons) Accordmgly, 1f Lan , o not elect to ..
terminate this Lease on account of any Default by Tenant, Landlord may, from time to time,

... - without terminating this Lease, enforce all- of its rights’ and. remed;les under th1s Lease,
. mcludmg the. nght 10. recover all rent as 1t becomes due ISR S

of] 1ng in thrs Article slaal],be deemedito affect

" ‘clauses se

orth in

(a) Remedres In addition to the provisions s for LandIérd’s defad provrded _

It
_by SCCtIOIIS 9(d) 10(c) 19 and 20(b) Landlord shall be rn__default th performance ofany:

has failed to

obh gatlon wrthrn thlrty (30) days after the glvm of w
- thereto by Tenant (whrch notlce shall be 1f appropnate the s
o 'Sectron IO(c));____ :
~cannot reaso ably be cured wrthm such thuty (30) day penod- 1 al]
to in default if Landlord shall within such period commence such ure
B :'_’drhgently prosecute the same to compIetron If the default by Lan rd
~is of such a nature that it matenally and substantrally mterfcres wi
~‘use of the Premises and if such Landlord Default is not cured > for ‘
" pefiod, then Tenant shall have the nght at its- optron ‘but Su ject to thc,tcrrns set forth 1n
‘Section 14(d) below, with or without further notice or demand of any ] krnd to Landlord or .
any other person, to any one or more of the following described remedies in addltron to all

567727.06/WLA
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e Lease W to Landlord' '
or to others As used 1n Paragraphs 13(b)(1) and (2) above the "w th at the trme of ward" shallbe
’computed by allowmg interest at twelve percent (12%) per annuin no eater than the -
_maximum amount of such interest permitted by law. In addition thereto, Landiord shall have such
oth nghts or remedies as may be provided by law. :

equlty (mcludrng,' -

lther Landl d or- enant s nght_to 1ndemmﬁcatron under an 1ndennnﬁcatron1:lause or



~other rights and remedies provided at law of in equity or elsewhere herein: (i) to remedy -

such default or breach and deduect the costs thereof- (including but not limited to* attorneys”
~fees) plus interest at the rate of ten (10%) per annum from the installments of Basic Rent

next falling due; (ii) to pursue ‘the remedy of specific ‘performance; (iii) to-seek money"
damages for loss arising from Landlord’s failure to-discharge its obligations under this Lease:

or offset such damages against Basic Rent next coming due; or (iv) to terminate this Lease; if -

" Landlord-has not cured a matefial default under this Lease by Landlord within thirty (30)
days of an additional written notice from Tenant stating its intention to terminate this Lease
if such material default by Landlord is not cured within such period; provided, however, that-

* if the nature of such materlal defaultis such that the s same cannot reasonably b cured within
- such thirty (30).day penod Tenant shall not be entltled to terrmnate tlus Lease pursuant to

. this subsection (iv) so long as Landl

e f=thereafter dlhgently proseCu 3 same to completlon

(b) Waiver. Nothmg herein contained’ shall relieve Landlord from its duty to '

d shall within such penod commence such cure and"‘ -

o effect the repa1r replacement correctlon or maintenance requlred to restore any. aﬂ'ected’ W
e services, or to perform any ther obhganons to the standard prescnbed in this Lease nor-

- shall thls Sect1on be cons d to obligaté Tenant to undertake any ‘such work

: - (©): M&M
#% any'default Without notice Where' _the failure promptly to cure

NOtW1thstand1ng’ eforegorng cure perlod Téii tmay cure
ch’ default’ would, in the”

" -reakonable opinion of Tenati ‘or altow'to persist an emerg _Y’COﬂdltl(mOf matenally"

- and adversely affect the operat10n of Tenant’s busmess in the Prermses o

: () Mutual Waiver of Consequent:ral Damages. Notw1thstand1n g any contrary '
provxslon of thrs Lease; neither Landlord nior Tenant shall beliable to the'othér party for any

, consequential damages for a breach or default under this Lease, provided that this sentence :
“'~ shall-not be- apphcable to any conseque_ntlal damag s'*whlch may be incurred by | Landlord:

relatmg to, or in connection with(y any"lmpi‘ovements or alierations made byoron Behalf of
Tenant, or (ii) any storage, use, treatment, manufacture, Sale, dlsposal or d1s¢harge of any
Hazardous Materials in, on, under or about the Premises, Building or Project by Tenant, the

Tenant Parties, Landlord or the Landlord Parties, or (iit) any holdover by Tenant after the'

v _explratron of the Lease Term ,

15,7 ASSIGNMENT AND SUBLE'IT][NG Tenant shall not ass1 gn, mortgage encumber
or ‘otherwise ‘transfer this Lease or sublet th ‘ v
obtammg Landlord’s prior consent:‘and no sucl assi gnment sublettmg or other transfer shall relieve
Tenant of any l1ab111ty under thls Lease (except in connectlon with then not yet accrued, obhgatlons

of Tenant under this Lease in connectlon with an assi gnment to an entlty with hen-current_w‘,'Creth '

hol¢ or ‘any part of thePrermses without first.

: Ratmg" of BBB or better from Standard and Poor's ratmg service of a then—current "Credit Rating" -

of Baa2 or béiter from Moody's Tnivestor Serv1ces (or,in each such_case 'if such credlt rating service
is no’ longer ‘available, then a comparable rat1ng from a'na, _nally recogmzed and reasonably
equlvalent credit rating service) to which Landlord h'as given its express written consent, which
consent shall not be unreasonably w1thheld cond1t1oned or delayed solong: as Landlord is provided
reasonable written eviderice of such ratmg and such ass1 gnee expressly assumes all obl1gat1ons of
Tenant under tlus Lease

S56T727.06/WLA .
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16. - ALTERATIONS AND ADDITIONS: - .
(a) Landlord -Coh§eht;-; Exeept in.-_c@nnééﬁon'With any ,"Cos-mctic:Aitérations"
- (defined below); Tenant shall not make any alterations, improvements, additions, changes or

. utility. r.install.ati_()né.in; or about the Premises (collectively, “Alterations™): without first .

: ' . Obtaining the prior wﬁ.tten_'consent, of Landlord to such Alterations; wh-icha.cofn"sent_ shallbe - -
« - Tequested by Tenant not less than thirty.(30) -days priorthe commencement thereof, and -

. ‘- - which consent-shall not be unreasonably- withhéld;ﬁbnditiéhedi_ar- delayed, provided it shall

| - be deemed reasonable for Landlord to withhold its'consent to-any Alteration which adversely .

. affects the structural portions or the systems.or equipment of the: Building or is:visible from
the exterior of the Building. However, Landlord’s consent shall not be: reduired.for any
Alteration that is a strictly cosmetic, non-structural addition and/or alteration (a "Cosmetic

- Alteration") that satisfies all of the following criteria: (1) complies with all Laws; (2) is not .-

~ +visible from the‘exterior of :the: Premises or Building; (3)will not:afféct the. sysiems or

- +i:structure of the:Building:or any: mechanical, plumbing or:HVAC fatilities:or: systems - .

~ -pertdining to'the . Premises; . (4) d@'es..;‘n'ot=&hfea30nhbly=::intéffetfé ‘with “the normal an'd_’_
#+.ocustomary business ‘office operations-of:other tenants int* the -Building; and'{(5¥does not

- involve an expenditure of more than Fifty Thousand and No/100 Dollars ($505000:00) in the

aggregate during ‘any. calendar year; provided that Fenant-provides Laridlord With prior -

<+ written netice of its performance of such Cosmetic Alterationi: I Landlord fails o fespond in

‘writing within thitty: (30) days of such request, Landlord shall be deetned to approve the -

Alterations.

C0 %o by End'of Term. Any Alterations not refhovc_d}’-_by Tenant shall'beéome't}_;e
property of L.andlord.and:remain upen and be surrendered with the Premisesat the éxpiration

_17. CONDEMNATION.

(a)Controllm Terms Ifdunngthe erm, of dunngtheperlodof time
+. . between the execution of this Lease and the\,Coﬂml'cnc;ement'Date;;thcre:is._-anyght-aking of all

or any pait-of the Premises or any interest in this Lease by Condemnation (as defined-

below), this Section shall determiﬁe_ the rights and obligatioris of Tenant and Landlord.

“Condenination” shall mean the exercise of any governmental:povier to take titlé to any .

. - portion of the Premises, whether by legal proceedings or otherwise, by a Condemnor (as
. defined below) or a voluntarysale or transfer by, Landlord to atly:Conidemnor, either under
*: threatof a Condemnor’s exercise of such power or whilelegal proceédings aré-pending for
. theé exercise of such-power. “Condeninor” shall mean any public ot quasi-public authority,

- or'private corporation or individual,-having the power:of Condémnation. =~ “+ =

i (b) Total Taking. ‘If the Prémiscs are totally-taken by Condemnation, this

.- Lease shall-termiinate on the date the'Condemnor has aright'to: possession of the Premises )

(the “Date of Taking”).

(c) Partial Taking. If ‘an-y ijonion, ‘But not all, of tl_jé .I"rem'i'ses 1s faken by
Condemnation, this Lease shall remain in effect, except that Tenant:may elect to terminate

this Lease if, in Tenant’s reasonable judgment, ‘the remaining portion of -the Premises

567727.06/WLA :
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(mcludmg the space available for patking) is rendered unsu1table for Tenant S contmued use
~ of the Premises. If Tenant elects to so terminate this Lease, Tenant must exercise its right to
_terminate by giving notice to Landlerd within thirty (30) days: after the date that the nature
-and the extent of the Condemnation. have ‘been determined (the “Determination -Date”),
. 'which notice shall set forth the date of termination.' Such termination date shall not be earlier -
than thirty (30) days nor later than ninety:(90)-days after Tenant has notified Landlord of its
- election to terminate; except that this Lease shall termiinate on-the Date of Taking if the Date .
~of Taking falls on a-date before the date of tetmination as designated by Tenant. If Tenant
- . does not so notify Landlord within: thirty: » (30) days after- the Determination Date, all
obligations of Tenant underthis Lease shall remam n effect except that Basw Rent shallbe
: equltably abated. R = g Lo

Crs (d) Restoratlon Notw1thstandmg the precedmg paragraph 1f wrthm tlnrty.

-;-(30) days after the Determination Date, Landlord notifies Tenant that Landlord at its cost

o+::4. -will add toithe remaining. Premmises so that-the-area of the Premises:and the space available

i.:x - forparking, will be: substanitially.the same:after the Date of Taking asithey:were before the

- " -Date of Taking, and Landlord commences: the restoration promptly and, subjectito reasonable

- allowance for delays that are not caused by Lidfidlord, completes it-within ninety(90) days

after Landlord so notifies Tenant, this-Lease. shall continue in effect. All obligations of

. Tenant under this Lease shall remain in-effect, except that Basic Rent shall be equitably

»abated or. reduced during: the penod from;the Date ‘of: Takm g until: the completlon of such
restoratron

. (e) Award “The Award (as:defined below) shall be divided between Landlord
+. - and Tenant as their respective interests may appear. “Award’’ shall iean all compensation,

sums or anything of value awarded paid or received on a total or partial G Condemnatron of - "

the. Premises.

- - California Code of Civil Procedure: Section 1265.130 allowing Landlord or Tenant to
petition the supenor court to termmate tlus Lease in the event of a partIaI takmg of the :
-Premrses s T S T :

18 INDEMNIFICATION

o (a) Tenant s Indemmtv. Tenant shall mdemmfy, defend and hold Landlord'
o harmless from and against all loss, cost and expense, including atterneys’ fees, arising from
_,’any injury or damage to- -any. person oriproperty, occurring in.or about:the -Building or
Premises as a result.of any- negllgent act or omission: or willful misconduct of Tenant or its
officers, contractors, licensees, agents, employees, guests, or visitors or arising from any

. bredch or-default under this Lease by-Tenant. - The foregoing provisions shall not be

" construed to make Tenant responsible for loss, damage; liability or expense resulting from -
injuries to third parties caused by the negligence or willful misconduct of Landlord, o its

ofﬁcers contractors licensees, agents employees or 1nv1tees

) Landlord’s Indemmty Landlord shall mdemmfy, defend and hold Tenant .
harmless from and agamst all loss, cost and expense, including attorneys’ fees, arising from

567721.06/WLA ‘
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(f) Waiver of Statute. Landiord and Tenant hereby waivé the provisionof =



~ .-any injury or.damage to.any person or property,: occurring in. or about-the Building or
-Premises as a.result. of any negligent act, omission-or willful iisconduct-of Landlord; or its

officers, contractors, licensees, agents, employees, guests, or visitors or arising from any

breach or default under this Lease by Landlord. The foregoing provisions shall not be
- w-construed to make Landlord responsible for loss; damage; liability or expense resulting from
-+ injuries to: third parties caused: by the negligence or willful misconduet-of Tenant; or.its

officers, contractors, 'licensecs, agents, employees or-invitees.

719, - INSURANCE,
w0 . . (a)Landlord’s Insurance. ‘During-the term'of this Lease, Landlord shall
- ' maintain the following insurance: - - s T T

.. toLandlord’s prqpéﬂ_y,— including improvcments and betterments, from perils covered
h i+, by: the ‘causes-of-loss: $pecial form (ISO-form CP: 10:30), and include ordinance or

‘reasonably available and priced atcommercially reasonable rates) andi(2) be written
forfull replacement cost of the:property!

ich will-become: the property of Tenantiat the iexpiration-of the Term and on all
- moduls

lularfumiture installed:in the Premises::Insurance proceeds shall bepayable to-
.-+ ,andlord and.Tenant.as their interests ‘may :appear-and be utilized for-repair and
res,toran@nofthePrennses T S Ry SRENNRTI R

form CG 00 01 or its equivalent)

: nsurancg . (wntten on : ISO ;,polidy

+--operitions aggregate of $2,000,000 and-
i$1,000,000.. -« .. Sl

. (iif)  Failure by Landlord to maintain the.insurance required by this

. Section and deliver evidence thereof as required by thisLease or to use any insurance

“proceeds to timely repair and restore the Premises shall constitiite a material breach
of this Lease. ' '

- (b) Tenants suranceDum;g theterm fthstease Tenant shall keep in’

*-protecting Landlord and-Tenant against any Jiability -arising out of ‘Tenant's or Tenant's
.17 -agents use:or occupancy of the Premises and all aréas appurtenant.thereto.- Such-insurance
shall: primary: for. any 'such. risk and shall be inzan amount not less than-Five Million
~v+ Dollars:  ($5,000,000:00) ‘per..accurience. - The policy: shall -contain - cross:liability
.. endorsements,and shall insure performance by Tenant in connection with its indemnification

. limit the liability of Tenant under Section18(a) above.

R obligations set forth in Section 18(a) above: The limitsof said insurance shall not, However,

~ 567727.06/WLA :
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~law:coverage (and.coverage-against acts-of terrorismi to the extent such coverage is-

P ith-a deductible.of no greater than 5% of ’
-the property value. . Landlord shall é-aﬂy;msuréancg-ona«aﬂy-fuﬂl‘iitur-‘e' and furnishings

: +-oecurrence-and general. aggregate amountof-$5,000,000;:(2) products/completed .
p‘_ersmal_- and -advertising injury of -

(@ Commercial property insurance which shall (1) cover damage

with limits of not less than the following: ‘(1) per -

. fu“ foree Eéli@)ﬁbfef@omihed Single Limit Bodily Injury and Propeity Damage Insurance



' 'Tenant shall maintain, at Tenant’s own cost, a policy of st‘anda‘r'd fire and extended coverage
insurance on Tenant’s personal property.. Said pohcy shall provxde coverage of one hundred percent
(100%) of the full replacement value o :

o Tenant at Tenant S sole optlon amay elect to self-msure any and all of the insurance coverage |
requ1red by this Section 18(b). The ability to. self-insure is- personal to the County of Los Angeles '
-and may not be assigned to any other entity. : L _

(¢) Insurance Requirements. All insurance policies required-to be maintained

by Landlord or Tenantunder this Lease shall be issued by insurance companies which have a_

. .Best’s Rating of “AVII". or better and' which are qualified to do:business in the State of -
"California. All liability and property damage and other casualty policies-of Tenant shallbe
“written as primary p011c1es not contnbutmg w1th and not in excess of coverage which '

L '-=Landlord may carry.. S - -

JEI (d) Cert:lﬁcates Landlord shall dehver to Tenant and Tenant shall dehver to
-: - Landlord; as.the case may be, on the Commencement Date of this:Lease and thereafter at_
- 2+ least fifteen (15) days:prior to expiration of any insurance required to:be'carried hereunder,
-5 . certificates of insurance evidencing the foregoing coverage, as applicable, to.each party, with
‘++ limits. not-less than those specified: above. Certificates must:document that each party has
ST named thie other: as-‘an.additional: 1nsured (ot its-equivalent) on' its. general liability and
-+ i.property:-insurance . policy; -and: that Tenant-has:beén named a loss:payee on Landlord’s
. - commercial property insurance policy, as their interests may appear ~Further, all certificates
shall expressly provide that no less than thirty (30) days” prior written notice shall be given
to Landlord or Tenant, as the case may be, in the event of material change to, exp1rat10n or
o cancellauon of the coverages or pollcles ev1denced by the cemﬁcates‘

: = (e) Walver of Subrogatlon Landlord and Tenant each hereby waive the1r
-l ghts oF subrogatxon against-one another to the extent it is covered by the property insurance
policies required to be carried hereunder. - Landlord and Tenant 'shall each cause their.
respective 1nsurance camers to consent to the foregomg walver of nghts of subrogauon
"agamst Tenant S : :

a0 PARKING

(a) Tenant’s Rights. Tenant shall have the shared nght to use on a non-

S exclusxve basis up to the number of non-exclusive parking spaces (the "Parking Spaces Yset -

- ..forth in Section L:without charge for the Term of this Lease: Tenant shall be entitled to full
.. infout pnv1leges in connection with the parking areas and/or facilities; and in'no-event shall
«:Tenant:be required. to-utilize: any tandem parking stalls -or areas in‘connection with the
‘Parking-Spaces to be used by Tenant under this Lease. Tenant’ s parking’ nghts shall be

. subject to reasonable parking rules and regulations adopted by Landlord fromr tlme to time,
. provided that. such .procedures: shall be uniformly applied to all- ‘tenants.  Tenant
L acknowledges that all unreserved parking spaces are to be used on‘a non-exclusive, first-
come, first-served basis by Tenant and other tenants, occupants, licénsees; invitees and
permittees of the Building, provided that Landlord may grant reserved parking rights to other
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~tenants, occupants, licensees, invitees or permittees iof thé; Building or the Project; whieh
reserved parking rights-shall be provided on an-exclusive basis.. = S

el e . (b)Remedles Landlord aé-k-n(‘)wledgesr thatit is amatenaltermofthls Lease
; . that Tenant receive all of the Parking Spaces to which it is entitled under this-Lease for the

.. entire Term of this Lease and that it would be impracticable and extremely difficult to fix the -
...+ actual.damages for a breach of suchprovisions:- It is therefore agreed that if, for any:reason .
e _a_wha_ts_,quer, a material number of the Parking :Spaces required above are-net available to
- Tenant during Normal Working:Hours for five {5)business days ormere during any month,
5_:i_f:,Tgnang.\glelivcrs,a notice to Landlord informin g Landlord of. suchuna_\'lailabilit?yqf-Parlcing

... - Spaces for Tenant’s use and Landlord dees-not reasonably. dispute’ the same-or:provide.

- reasonably suitable alternative parking, then (in'addition to the rights given to Tenant under -
 Section. 14 and Sections 9-and 17 in the event of casualty or condemnation) Tenant shall be* -
_.entitled to arent.credit.of Fifty and No/100 Dollars ($50.00) per unavailable Parking Space "
.o be credited. against the siext installment of Basic. Rent;due and-owing by Tenant. '

21. " ENVIRONMENTAL MATTERS.

- .. (@) Hazardous Materials. Tenant shall not cause nor permit; nor allow any of
loyees, agents, customers, Visitors, invitees, licensees, contractors; assigness or
.Gause or permit, any Hazardous Materials. to. be:brought upon, stored,..
tured, geherated, blended, handled, recycled, treated, disposed or used on, underor.
- 2bout the Promises, the Building or.the'Common Areas, except for routine office and .-
 janitorial ‘supplies in usual and customary quantities ‘stored, used, and.disposed. of;in.;
accordance with all applicable Environmental Laws, As used herein, “Hazardous Materials”
~+./neans,. any: chemical, substance, material, controlled substance, object, .condifion; waste, _
. ng ofganism or combination thereof (excluding:any office. or household cleaners.and: -

. chemicals commonly used to maintain the Premises, Building or Project and any chemicals: -
or substances routinely used for office operations (such as printer or copier toner), whether
solid; semi solid, liquid.or gaseous; 'which is or may be hazardous:to human health or safety
or to the environment due to its radioactivity, i gnitabilitycorrosivity, reactivity;explosivity, -
wo toxicity, carcinegenicity, mutagenicity, phytotoxicity, infectioushess’ or. othef harmful or -
w5+ = potentiallyharmful properties oreffects, including; without limitation, molds; toxic levelsof

bacteria, tobacco smoke within the Premises, petroleum and petroleum prodicts; asbestos;
radon, polychlorinated biphenyls (PCBs), refri gerants (including those substances definedin °
the Environmental Protection Agéncy’s. “Refrigerant Recycling Rule,” 4 amended frorm
-time to time) and all of those chemicals, substances, materials, controlled substances,
“ 7 objects; conditioiis, wastes, living orgarismis: of-‘fTGOmbinﬁﬁtfiﬁs-v-;he'r"eof which are now or
ecomiein the future listed, defined or regulated ifi ahy mannef by any Envifonmental Law
“based “upon; “directly -or inditectly, ‘such propertiés or éffects. ‘A8 used ‘herein, -
it health and/or

"*“Envirorimental Laws™ means any.and all-federal, state or local eni¥ironmen ;hea
 saféty-re laws; regulations; standards, decisions of courts, .Ordin'éinée's','fuli_:s;"'¢0§ies, '

" orders; dectees, directives, guidélines, permits or permit conditions, cuirently emsnngand as

‘amended, enacted, issued oradopted in the future which are or becomé applicable to Tenant,
the Premisés; the Building or thé¢ Common Areas. “ '~ -+ -~ = o o
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, - (b) Landlord Indemnity. - Landlord. shall indemnify; ‘protect,- defend '(by
counsel acceptable to Tenant) and hold harmless Tenant from and‘against:any and all claims,
judgments, causes of action, damage, penalties, fine, taxes, costs, liabilities, losses and

\ w  GXPEnses arising atany time during or after the Tétm as-é ‘résult {directly or indirectly) of or

~ in connection with ariy use, presence, removal or: drsposal ‘'of any Hazardous Materials in the

"~ Project to the extent such liability, obligation, damage or costs was'a result of actions caused -

-~ by Landlord or:its partners, ‘subpartners-and-their- respective officers; ‘agents, -servants,

-i: émployees, and independent contractors” (each-a "Landlord Party": and collectively, the
"Landlord  Parties"”).. This indemnity: shall include; wrthout limitation; the cost of any - -

- required - or necessary repair, - cléanup -or - detoxification; -and’‘the- preparatron and -

‘implementation of any closure, monitoring or other: requrred plans 'to'the extent: sudh action
is required by local or state laws or-any governmental agency. “Landlord shiall promptly

- deliver to Teriant a copy of any notice received from any: governmental agency during the -

- Tertn of this Tease concerning'the presence of Hazardous Materials in.the Bu11d1ng orthe

Premises..- Landlord’s obligations pursuant to ‘the foregoing’ indernity ‘shall sirvive the:
~ expiration or termination of this Lease. A default by Landlord nder thrs Sectlon shall - -

constitute a material default under th1s Lease

w22 ESTOPPEL CERTIFICATES Tenant sh
'request of LandJOrd exectite, acknowledge and- deliver to  Landlotd or s des1gnee a written
statement in the fOrrn of Document II in the Supplementa]

o herew1th

24 LIENS Tenant shall keep its mterest i "»tlus Lease’ and the Premises’ free from any
llens ansrng out: of any work:performed:or materials: ordered ‘or obhgatlons ineurred by Tenant.

e’D0cuments dehvered to Landlord '

1th1n thrfty (30) days after written

Landlord shall keep its-interest in this Lease and the Premises free from any.- liens which:would

impair the interest.of Tenant hereunder and hereby mdemmﬁes and holds Tenant harmless from any
11ab111ty or loss: from any such 11en i RS SR :

: 25. SUBORD]NATION AND MGRTGAGES

(a) Subordmatron and Non—Dlsturbance Tenant agrees. at Landlord’s optlon '

to subordmate this Lease to the hen of any. mortgages or.deeds.of trust now or- hereafter in
. ,.force agarnst the Buﬂdmg, provrded, however anant s.oblj; gatlon 1o subordmate this Lease
s expressly conditioned. upon, Tenant receiving .a. wiitten agreement .in the form of
'_DocumentI in.the Supplemental Lease Documents. dehvered to Landlerd concurrently

. herewrth and provrded further thatno such subordination : shall affect: any optron toextend the -

Tenn of this Lease, nght of first offer to lease, add1t10nal premises, optron to-purchase or
right of first offer to purchase the Property which may be included herein. . :

S67727.06/WLA
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(b) Existing Deeds of Trust. The beneﬁcrary under any ex1stmg deed of trust
affectmg the Bmldm g shall provide a written agreement to Tenant in the form of Document I
in the Supplemental Lease Documents delivered to Landlord concurrently herewith ‘within
thlrty (30) days after the executxon of this Lease .

» (c) Request for Notice. Landlord acknowledges that Tenant intends to record
- = aRequest for Notice with respect to any mortgages or deeds-of trust affecting the: Propertyin

 the form of Document V m the Supplemental Lease Documents dehvered to Landlord
' 'a-wconcurrently herew;th : S e,

(d) NOthC of Default If any mortgagee or beneﬁcmry under a deed of trust.
affecting the Property gives written notice of its name and address to Tenant by registered :
‘mail requesting any such-notice with reference to this Section;Tenant agrees to use its best.

+ -« efforts (but without: liability for failure to do so) to give such mortgagee a copy of any notice

.of Default seivéd upon Landlord hereunder which:could permit Tenant; to. terminate thls N

Lease and an addmona] ten (10) days w1tlun wh1ch to.cure such Default

SR «26 SURRENDER @F POSSESSION Subject to casualty,
of tlus Lease, whethierby lapse of time or.otherwise, Tenant shall'promptly and peacefully surrender

at the eXplrauon of the Term -

the Premises 10 Landlord in"a-“broom-clean” condition. .On-or befoie the' expiration * or earlier L

terrmnatlon of= the Term: of ‘this Lease, Tenant shall:. remove at its:own-expense,-all: fixtures,

d-allotherpersonal property placedorinstalleds inror upen the Premises by Tenant, or - -

under its ‘authority 'excludmg afty modular furniture located within the Premisés-which may, atf _
Tenant's option, remain in the: Prermses followm g the explratlon orearher termmatlon of tlus Lease) :

27. SIGN AGE Subject to Landlord's pnor wntten consent Tenant shall be perrmtted to .

install at the: Premrses reasonably appropnate st gns that conform with’ any and all apphcable laws
' and ordmances B : 8 SRR

28, OUIET ENJ OYMENT So long as Tenant is not in default.hereunder Tenant shall

have'the right to'the-quiet and peaceful enjoyroent and- possession of the Prémises and the Common
Areas durmg the Term of th1s Lease subJect to the terms and cond1t10ns of th1s Lease

- -ﬂ]é'9 GENERAL

_ (a) Headmg Tltles to Sectlons of th1s Lease are not a part of th1s Lease and
R shall have no: effect -upon the constriction or 1nterpretat1on‘ of any part hereof.

(b) Successors and Assigns. All of the covenants agreements terms and
- ‘conditions contained in- this-Lease :shall inure- to-.and'be: bmdmg upon the Landlord and
-Tenant and. the1r=respect1ve Successors and assrgns e TR e

.. commission-or fees in-respect of the negotiation, execution or. ‘delivery of this Lease other
. ¢ than.as disclosed to the other in writing and- shall indemnify. and hold harmless each other
against anyloss, cost, liability or expense incurred by the other party as aresult of any claim

asserted by any such broker, finder or other person on the basis.of any arrangements or

S6TI2T.06/WLA
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R (c) Brokers Landlord and Tenant each represent and warrant to each other -
that 1t has not engaged any ‘broker, finder or other person who would be entitled to any .



.. agreements made or alleged to have been made in vanance wrth thrs representation. Tenant
- shall receive from Landlord or Landlord’s broker, if any, within. ten (10) days after the
TN executlon of this Lease, 2 commission in the amount of: $215 416 OO '

(d) Entlre Agreement Th1s Lease (and the Landlord’s Work Letter and .- -
... Supplemental Lease Documents) is. the final and complete; expression of Landlord and -
Tenant relating in any mannerto the leasing, use, and occupaney of the Premises; toTenant’s
use of the Building and other matters set forth-in.this Lease. - No.prier .agreements or
* understanding pertaining to the same shall be valid or of any. force .or-effect-and the
covenants and agreements of this Lease shall not be altered modrﬁed or added to except in .
. Wrrtmg srgned by both Landlord and Tenant RS et :

e (e) everabrhty Any provrsron of thls Lease whrch shall prove tobe mvahd
. _voidor 111egal shall inne way affect, impair or invalidate any other provrsron hereof and the
eremammg prov1s10ns hereof shall nevertheless remain. in. full force: and effect..

(f) Notrces A11 notrces and commumcatlons to any party hereunder shall be

s wntmg and shall be deemed properly.given if delivered personally,sent by registered or

-+ certified mail; postage.: prepaid, or. by a recognized. overmght ‘commercial messenger-

S provrdmg proof of delivery, facsimile (electronically confirmed) to Landlord’s Address for :
.- Notice and. Tenant’s Address for. Notice as set forth in:Section: 1..:/Any notrce so.given shall. .
be deemed: to, have been.given: as. of the: date: -of dehvery (whether accepted or refused) o

*- established by U:S. Post Office return receipt or the:overnight carrier’s;proof: of delivery;as .

~.the case may be: ‘Any such notlce not so given shall-be deemied: given upon receipt of the”
same by the party to whom the same is to be g1ven

S ey (g) Govemm : Law and Forum_ Thrs Lease sha]’"'{be' governed by and :
o construed in accordance with the internal laws of the State of California. Any litigation with:
- 'respect to th1s Lease shall be conducted hy the Countynf Los Angeles State of Cahforn - T o

;i : (h) Walvers N 0 waiver by Landlord or,.-T nantof any provrslon hereof shall
' be deemed 2 waJver of any other provision-hereof or of any subsequent breach by Landlord
or Tenant of the same or any other provision. Landlord’s or Tenant’s consent to or approval.
of any act shall not be deemed to render unnecessary the obtaining of Landlord’s or Tenant’s -
consent to or approva] of any subsequent act by Landlord or Tenant

@) Time of Essence: Tlme is of the essence for the performance of all of the
obh gatrons SpeCIfled hereunder o .

) Consent Whenever any consent is- requrred by Landlord or Tenant
hereunder, such consent shall not be unreasonably withheld, conditioned or delayed and,
unless otherwise specifically provided herein, shall be deemed granted if not refused within _
o ten (10) days after WHtten request is made therefore together w1th all necessary 1nformat10n -

(k) Commumtv Busmess Enterprrses Landlord shall complete and defiver to

- - Tenant concurrently with the execution‘hereof a Community Business Enterprises form set

-fotth as ‘Document IV in the Supplemental Lease: Documents dehvered to Landlord
concurrently herewith. : I

S56T727.06/WLA .
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. (1) Memorandum of Lease. If. requested by Tenant Landlord and Tenant
- shall execute and acknowledge a Memorandum of Lease in the form of Document IV in the
. Supplemental Lease. Documents delivered to Landlord- concurrently -herewith, which
Memorandum may.: be recorded by ‘Tenant in the: Ofﬁcral Records.of Los Angeles County

30.  AUTHORITY. Only the Board of Superv1sors has the authonty, by formally )
approving and/or executmg this Lease, to bind the: County to. the terms included herein. Each -
- individual executing this Lease on behalf of Tenant represents and warrants that he or she is duly
~ authorized to executeand deliver this Lease on behalf of Tenant, and that this Lease is binding upon
Tenant in‘accordance with jis terms. Landlord understands that no material terms of this Lease may
be altered or deleted; hor:miay ‘any new material terms be added to thistLease; ‘without the express
written approval of the Board of-Supervisors, either through an amendment to the Lease or by other
formal board ‘action: - No*:County-officer, employee, agént or: mdependent contractor has any
authonty to alter; add or delete the material terms of this Lease and Landlord:may not relyuponany -
representations to‘the contrary. This limitation of aathority.applies to all material terins of the Lease - -
including, without limitation, any: monetary: ceiling established for Tenant Improvements or other -
project costs of Landlord: which® are :subject to. reimbursement-by: County...- County shall not .
reimburse Landlord for any expenses which exceed this: ceiling. Notwithstanding the: foregoing, the -
Chief Admrmstratrve Officer:of the County or itsidelegee (the “Chief Administrative Officer”) may
 take' any aduiinistrative act: on ‘behalf-of ‘Ténant hereunder: 'whlch does: mot have. the effect of
increasing Basic Rent or other financial obligatiehs of ‘Tenant under this: Lease; mcludmg without
limitation, granting any approvals, terminating this Lease i in the manner provided herein by an Early
Teriination Notice or otherwise; signing estoppel certlﬁcates signing the Commencement Date
: Memorandum and Confirmation’of Léase Terms or" subordlnatmg this:Lease.’ - Each individual
execiiting this Lease on behalf of Landlord represents and'wartants thathe or sheis duly authorized
to execute and deliver this Lease on behalf of Landlord and that thlS Lease is bmdmg upon Landlord
in accordance wrth 1ts terms j" o

3I ACKNOWIEDGMENTBY LA‘ND ” K) B i

Landlord acknowledges that rt 1s aware: of the followmg provrsmns '

(a) Consideration of GAIN Program Partlclpants Should Landlord requlre

' additional or replacement-personnel after the effective date-of this Lease, Landlord shall .

- consider forany such employment openings participants in the County Department of Public

- Social - Services’ Greater. ‘Avenues. for- Independence: (*GAIN"):Program who meet

“Landlord’s minimum qualifications: for the open posmon “Thé: County will refer GAH\I
partlclpants by _]Ob category to Landlord . o

(b) Sollcrtatlon of C0n81derauon It 1s 1mproper for any County officer,

: employee or agent to:solicit consideration in any form from a landlord with the 1mphcat10n
suggestionor statement that the landlord’s. provision of the consrderatlon Jnay secure more
favorable treatment: for the: landlord in the.award of the Lease or that landlord’s failure to’
provide such .consideration -may :negatively-affect the County’s’ - consideration of the .
landlord’s offer to lease. A landlord shall not offer or give, either dJrectly or through an
intermediary, consideration in any-form to a County officer, employee or agent for the
purpose of securing favorable treatment with respect to the-award of the Lease.

S67727.06/WLA. .
$8377-003/2-11-04/1gb/gak -22-



- Landlord shall immediately report any attempt by a County officer, employee or agent to
solicit such improper consideration. The report shall be made either to the County manager charged
- with the supervision of the employee or to'the County-Auditor-Controller’s:Employee Fraud Hotline
- at (213) 974-0914 or (800) 544-6861: Failure to report such sohcrtatlon may resultin ‘the landlord’
- submlssmn being ehmmated from consideration. '

(c) Landlord Assmnment

(1) Tenant acknowledges that Landlord has the vl ght to transfer all | |

. -orany.portion of its interest in the Project or Building and in this Lease, and Tenant = -
:'1 : agrees that in' the:event of any such transfer, so long as Landlord's.assi gnee expressly
-assumes Landlord's obligations hereunder in writing, Landlord shall automaticallybe

released from all future liability under this Lease and Tenant agrees to look solely. to - "

- such transferee for the performance of Landlord's obligations hereunder after the date - o
of transfer and such transferee shall be deemed to have fully assumed and be liable.. -
* = for all obligatioris of this Liease to be performed by Landlord, including the return of . .

i .. any security deposit, and Tenant shall attern to. such transferee. Tenant further

+ ;acknowledges that Landlord may assign its interest in this Lease to a mortgage lender -
as additional security and agrees that-such an assignment- shall not release Landlord . -
«-fromrits obligations. hereunder and that Ténant shall continue to look to Landlord for,
¥ thc performance of its obli gatlons hereunder. . :

(111) Each ass1gnee or transferee under the Securlty Agreement‘r:

shall certify and agree in writing that such assignee or transferee has read and is .
- familiar-with the requirements-of Sections 5950-5955.of the Califernia Government — —

Code, which prohibits the offer or sale of any security constituting a fractional

. interest in:this-Lease orany. portxon thereof, w1thout the prior written consent of the
County :

(1v) Vlolatlon by Landlord of the provrsrons of Section 5951 of the

-’Cahforma Government Code will constitute a.material breach of this. Lease, upon
.+ which the -County may impose ‘damages. in- an amount equal to the greater of
-+ i{(a) $500,000-0r (b) 10% of the aggregate principal portion of all rental payments.

payable by the County during the entire Term of this Lease, it being expressly agreed
that the aforesaid amount shall be imposed as liquidated damages, and not as a -

‘forfeiture' or penalty It is further specifically agreed that the aforesaid amount is.

A fpresumed to be the amount of damages sustained by reason of any such violation,

567727.06/WLA

* ‘because from the circumstances-and nature of the violation it would be 1mpract1cable, ,
A and extremely difficult to fix actual- damages. In addition, the County may exercise -
Or pursue any other ri ght OF. remedy it may have under this Lease or applicable law.

(v). - Landlord shall give the County notice and a copy of each

Security Agreement and any other instrument relating thereto (including, butnot .
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. (n) Any document or agreement purportmg to asmgn transfer! ) B
?-;__mortgage hypothecate or encumber Landlord’s right, title and interest in and to thrs .
‘Lease or any portlon thereof 1s herernafter referred to as a “Security Agreement



limited to, instruments providing for the payment of Basic Rent directly to an
“assignee or transferee)-at least two weeks prior-to the effective daté théréof.

(vi) . Landlord shall not furnish any information concerning County
or the subject matter of this Lease (including, but not limited to, offering memoranda, -
financial statements, economic and demographic information, and legal opinions
rendered by the office of counsel for the County) to any person or entity other than- .
Landlord’s attomeys, consultants, ciirrent or future lender(s) for the Project, andany -
prospective purchasers of the Pioject (of any portion thereof) or as compelied by Taw, -
except with Counity’s prior written ‘consenit. Lzfidlord shall indemnify, defend and -
hold County and its officers, agents and employees harmless from and against all
claims and liability ari ccuracy or incompleteness of any information
furnished by Landlord in violati Cl ]

ions. of this Section shall be binding upon and -

- vii_lélud-c Landlord’s sucééssors or'assigns, and all covenants and agreements by oron - |
. behalf of Landlord herein sha__l}l,bind__gg:d apply to Landlord’s successors and assigns

ER: In Consideration for the time and expense that Tenant will

prellmmary space planning, legal review, and preparation and
eal Estate Management Commission of Los Angeles County
lease the Premises to Tenant under the terms of this Lease,

0

- i’n_.rchance.ﬂ.o'n Landlord’s agree ntto,
- Landlord irrevocably offers to
- Otfer Expira

edin Section 1.

567721.06fWLA ‘ .
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INWITNESS WHEREOF this _Leése -ﬁas_,beehse)iecﬁted the day and y.e\af-:ﬁrst above set
forth. _

: CCA Corporate Center L L C
. a Delaware hmlted 11ab111ty compan

' Iits Sole Memberﬂf S

- By Commerce Co : 'orate Aseocmtes L L C.,

.a Delaware limited 11ab111ty company,
y qﬂ___I;s_Adnnms_tratlve Managm_g Memb‘?f, '

By Hightilige Mifageitiont e,
: ‘ - : - ‘aCalifornia corporation,
T o ' T Its Managmg ‘Member

' ' Larry(M) Matsui
) S ' » . : - Vice President
TENANT: COUNTY OF LOS ANGELES
, : ' a body politic and corporate

By:
Name: _
Chairman, Board of Supervisors

567727.06/'WLA : :
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-ATTEST:

Vlolet Varona-Lukens g U

Executive Officer-Clerk of the Board of
Supervisors

By: _ -
Deputy

APPROVED AS TO FORM:

Lioyd W. Pellman
County Counsel

By: _ ﬁ R {C%M

Deputy FranmsE Scott

567727.06/'WLA
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EXHIBIT A

FLOOR PLAN OF PREMISES = -+ = = -

‘ EXHIB
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. EXHIBITB

LEGAL DESCRIPTION OF PROPERTY

[fTO BE PROVIDED]]

EXHIBIT B



E_XHIBIT c

: CON[MENCEME NT DATE NE)MORANDUM
AND CONFIRMATION OF LEASE TERMS

- Reference is: made to that certam lease (“Lease”) dated R 2004 betWeen--‘

County of-Los Angeles; .a-body. politic and- corporate (‘Tenant”) and : A
-(“Landlord™), .whereby Landlord leased to Tenant: and Tenant leased from". _
Landlordcettampremlsesmthebulldmglocatedat . L e e
(:Premises™, .. .. o . . s PR

{Landlord and Tenant hereby acknowledge as follows

- (1) o Landlord dehvered possessmn of the Prenuses fo Tenant m a Substantlally;-:-
Complete condmon on S ( ‘Possession Date™);

(2) Tenant has accepted possess1on of the Premises and now occuples the same;
(3) The Lease commenced on May 1, 2004 (“Commencement Date”)
- » (4) ‘The Premises contam : : rentable square feet of space; and ‘

5)  The 1n1t1al Basic Rent per month is

IN WITNESS WHEREOF, thl_s Memorandum is executed this day 'of ' : , 200_‘..

' l"I‘enant” . ‘ . T “_Landl_ord”
COUNTYG)FLOS ANGEEES, -~ e
o a body politic and corporate : a. : '
By: . By
Nare: : _ - : Name:
Its: _ : : o Iis:
. 567727.06/'WLA EXHIBIT C
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EXHIBI.T D

IV C STANDARDS

Landlord shall supply coolmg, vent11at1ng and heatmg w1th capac1ty to produce the followmg
results effective during Normal Working Hours -established by the Lease and within tolerances
- nermal in comparable office buildings; "maintenance of inside: :space’ conditions of not greater than -
~ 78:degrees Fahrenheit when the outside air temperature is not more than 93 degrees Fahrenheit dry:

" bulb and 70 degrees Fahrenheit wet bulb, and not less:than 70 degrees Fahrenheit when: the outside

air temperature is not lower than 42 degrees Fahrenheit dry bulb. Interior space is designatédata

rate of one zone for approx1mately each 1,000 square feet and one diffuset for each 200 square feet
~ of usable square footage within the- Premisés. If energy requiremerits’ prohibit Liandlord from
- complying with these reqmrements Tenant shall not unreasonably w1thhold 1ts consent to temporary
- waivers' or modlﬁcatlons B : :

567727T.06/WLA EXHIBITD -
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: EXHIBIT:»-E-»..

- CLEANING AND MAINTENANCE SCHEDULE

1 . . DAILY (Monday through Frrday)

A. Carpets vacuumed
B.. Composition floors dust—mopped e R : .
C. Desks, desk accessones and ofﬁce furmture dusted Papers and folders left on desk not to ,
be moved - : :
“D. Waste baskets other trash receptacles emptled
E. Chairs and waste baskets returned to proper position.
F. Fingerprints removed from glass doors and partitions.
.G, Drinking fountains cleaned, sanitized and polished. . GE i fager
H, Lavatoties, toilets:and toilet rooms cleaned and mopped. Toﬂet supphes replemshed
- L Bulb:and tube replacements, as requrred B
. JY..Graffiti expunged as needed within: two (2) workmg days after notlce by Tenant
K. Floors washeéd as needed. et ” v
.y L. Kitchen/Lunchroom supplies. replemshed mcludmg paper supphes and soap E
,M Exclusrve day porter servrce from - (f provrded by contract) RES

. B Wrndow s1lls ledges_
3. ¢ MONTHLY

. Upholstered fumrture vacuumed plastrc and Jea
. Picture moldings and frames dusted.

Wall vents and ceiling vents vacuumed.

Carpet professronally spot cleaned. as required to remove stams : .
. HVAC chiller water. checked for bacterra wat ,_condrtroned as necessary

ommeoﬁs

4. - QUARTERLY

- A. Light fixtures cleaned and dusted, but not less frequently than Quarterly.
B. Wood furniture polished. :
C. Draperies or mini-blinds cleaned as requ1red but not less frequently than Quarterly.
D. HVAC units serviced for preventative maintenance purposes, all filters changed. _

5. SEMI- ANNUALLY

A. Windows washed as requrred inside and outside but not less frequently than twice.
annually.

S67727.06'WLA ‘ EXHIBIT E
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B. All ,pajnted wall and door surfaces washed and stains removed.
C. -All walls treated with vinyl covering washed and stains removed.

A. Furmture Systems and any other fabric or upholstered surfaces mcludm g chairs; couches
' walls etc., spot cleaned, or if determined to be nécessary in Tenant’s sole dlSCl'CthIl professionally
cleaned in their entirety using a water extraction system.
B. Bathroom and any other ceramic tile surfaces profess1onally cleaned usmg a'hand scrub )
process. Al grotit and porous surfaces resealed Wwith a professional grade sealant.
C. Touch-up paint all interior pamted surfaces ina color and ﬁnlsh to match ex1st1ng

1. AS NEEDED

A. Premises and the sidewalks, driveways, parking areas and all means of access and egress
for the Premises should be nmiaintained in good repair, and in clean and safé condition at all times.
. B. Alllawns, shrubbery and fohage on the:grounds of the Premises should be mamtamed in
good condition and:neat in"appearance. Grass-and shrubbery must be replanted as needed to .
-maintain the grounds in good appearance and condition. Lo : _, :

C. Carpets to be cleaned using a non- detergent Jow mioisture; s01l encapsulatlon system as, -
recommended by:the:carpét: ‘manufacturer. ‘The followmg schedule will be maintained for carpet
* cleaning: (i) heavy traffic areas as needed with a minimum frequency of b1-monthly [six (6) times,
per year]; (ii) moderate traffic areas cleaned as needed w1th a minimum of once every six (6) months

[two (2) times per year]; and (iii) clean li ght traffic areas a minimum of once per year. Landlord
agrees that borninet cleanmg iS"hot an acceptable method of cleamng carpets. . N _

D. All walls repainted ‘and wall coverings replaced throughiout the: Premises. The paint

finish should be eggshell or semi-gloss as directed by Tenant and in a color acceptable to Tenant. In.

no event will Landlord be required to repaint or replace wall coverings more than one ) t1me ina .
five (5) year penod (the “Occurrence”) ‘The initial tenant improvements completed prior to
Tenant’s occupancy or as a condition to the renewal of the Lease shall not consUtute and Occurrence
for the purpose of determmmg the frequency of th1s work ;

8. - GENERAL

Landlord shall, upon request of Tenant produce wriiten servrce contracts as ev1dence of
compliance w1th thie terms of thlS Cleanirig'and Maintenance Schedule '

567727.06/'WLA E e
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WORK LETTER

L Th1s Work Letter shall set forth the terms and condrtrons relatmg to the construct1on of the} o
tenant improvements in the Premlses Thls Work Letteris. essentlally orgamzed chronolog1cally and”
addresses the issues of the construction of the Premrses .in sequence; as such issues will 2 arise during -

 the actual construction of the Premises. All references in this Work Letter to Articles or Sections of L
"this Lease" shall méan the relevant portion of Atticles 1 through 32 of the Lease Agreement to
which this Work Letter is attached as Exhibit F ‘and of which this Work Letter forms a part, and all .
references in thrs Work. Letter to SCCthI‘lS of "th1s Work Letter" shall mean the relevant portlon of A
Sectrons A through H of thrs Work Letter o : N

recerpt ofa duly exécuted coby of th Lease. and County
cause a ]1censed Caltfomra archi i ct |

i -, table squarefeet‘ the Prer
by Landlor' ar based upon .2 "Base Ten'_; v _
aph B below) of ‘$1,267,155.00 ‘and an "Addif onal Tenant"_f_

-Improvement AIIowance'l (defined in Paragraph B below) of $2; I 11 925 OO

Landlord and Tenant acknowledge that Tenant has been occupymg the Prennses and tothe.
extent not m” nflict with apphca e laws, regulafions. and codes, shall contiriue to"occupy the
[ the “Tenant Tmpro ments” (as ifl Section 2 defined below). ..
h rein, Latidlord shall"no t 'obhgated to construct or mstall"any‘-,:

1mprovements or facrlrtles
Prermses in 1tscurrentl

» °c perate with Landlord 1n' connectlon ‘with the” .

construct1on of the Tenant: Irnprovements' : dto prov1de reasonable acces$in order to allow for "the

7 trmely completlon thereof Landlord’ he: ‘agrees to uge cOmmerc1ally reasonable efforts to
minimize the drsruptlon caused to Tenant by the"constructron of the Tenant Improvements o

S67727.06/WLA . EXHIBITF.
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B. The Additional Tenant Improvement Allowance. In the event that the cost of the Tenant
Improvements exceed $1,267,155.00 ($15.00 per rentable square foot mult1p11ed by the 84,477
rentable square feet contained in the Premises) (the "Base Tenant Improvement Allowance' ) Tenant
may, within one hundred twenty (120) -days followmg the date of this Lease, elect to require '
Landlord after review of estimates and written approval of the Director of Real Estate or Tenant’s:
Work Letter Representatwe to pay the overage up t0 a maximum of $2, 111,925.00 ($25 00 per.
rentable square “foot” “miltiplied by thé 84,477 rentable square feet contamed in the Prermses)."'--_ )
~ additional dollars (the' " Additional Ténant Improvement Allowance") Tenant agrees to feimbiurse .
Landlord for tenan mprovement costs. above $15 00 per rentable square foot of th Premises and .
will ‘aimortize' up ‘to $25.00 per rentable square foot of the Prermses of the Adv : it
Improvement Allowarice at the rate of 8% per anflum over the term of the_Lease Notwrthstand" g
the forégoing, Tenant may at anytime during the Lease term pay Landlord a lump sum for all'or anyf o
portion of the Additional Tenant Improvement Allowance utilized by Tenant and, consequently, the
Addltronal Monthly Basm Rent 1f any,vdue for the remamder of the Lease term shall be reducedf__ B

.Occnpancy, a ﬁnal srgn;off bv the Clty of Commerce or any of, ;theis , A T
detarled breakdown of the total costs of constructmg and/or perforrmn thé T ant Im

‘hard and reasonable soft casts incurred in completmg the,Tenan' , o
limited to, a construction management fee not to exceed 2% of the hardcosts shall be pa1d out of the,;; -
Tenant Improvement Allowance. : . : -

"Plans and Specrﬁca ons") Sald Plans and SpecrfiCatmns shall 1 c

-D1v181on and mcorporated hereln by reference thereto and T ant sh prov_xd ' Lan‘
te'copy of the same. Landlord shall provrde any ﬁnal workmg drawmgs requ1red
Spec1ﬁca 1ons w1th Tenant havmg the. rlght to _revrew and approve said ﬁ '

specrﬁ.cat _ ns All c1rcu1t breakers ﬁre sprlnklers, and plumbmg shut off valves shall |
to areas, controlled both on the drawmgs and on the breaker panels and valves Upon

reprodu01ble "As bu1lt" drawmgs of the Premlses mcludmg locatlons of all undergroundi_v ity .
and. their depths "Upon -completion of the Tenant Improvements, the Premises ‘shall ‘meet all
applicable City, County, State and Federal building codes, regulations and ordinances required for
beneficial occupancy.- Any woik, including construction, that must undertake to obtain the
necessary jurisdictional approvals for occupancy shall be at 's sole cost and expense (except if said
construction is required as a result of ’s tenancy and that said construction is to_the Premises.
excluding any common areas) and shall not be considered as part of the tenant improverent:
allowance. Any work to meet applicable code requirements necessitated by any special
_ requirements of Tenant shall be included as part of the Tenant Improvement Allowance.

Landlord shall retain a general ‘contractor to construct and/or perform the Tenant
Improverents and shall submit a minimum of three bids to Landlord's selected contractors for the -

567727.06/WLA EXHIBIT F.
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~ construction of the Tenant Improvements to the County for its review prior to award of the contract.
Notwithstanding the foregoing, . unless. otherwise agreed by.Landlord; the contractor and all
subcontractors shall be selected from Landlord’s list of approved contractors and subcontractors. -
The bids shall include an itemized list of all materials'and labor and shall include all additional costs -
including A/E fees, permits, contractor’s profit and overhead, and project management fees. Three .
bids for the purchase and installation of the office fumiture system, prepared by the fumniture dealer; -

shall be included in the construction ¢stimé_1tés, 1f applicable. -

* . TheTenant Improvement cost shall not inchide any costs incurred for asbestos: abaternent, -
fire sprinkler system, or conversion of air conditioning systems toeliminate use of CFC refri gerants© -
- thatare harmful to the atmosphere. All work for required-asbestos abatement; fire:sprinkler system, -

or aif conditioning system conversion shall be performed atithe sole cost and expenseof Landlord. ©
- Notwithstanding the foregoing contained in this Paragraph, Tenant agrees that Landlord shall net 56 -

obligated to-perform any-of foregoing except toithe extent required by law.: = LM B B

D Completmn The partlesagreethatthe esumatedtlmefor completlon oftheT nan

* Improvements is one hundred:(120) days from the-date of issuance of the building permit; provided, :: - S

. however, such periodiis subject toieasonable. adjustment ence the final scope of work for:the Tenant.: = -
Improvements is: finalized, based upon.availability. of labor and materials. (without- paymentsof..
overtime and/or-premium) and: as further. provided.below: - Landlord shall file for all: necessary. s
‘building permits.(if any) to.construct and or perform the Tenant Improvements withiniten (10) days: .
of completion of final working drawings and acceptance by Tenant and diligently pursueto.obtain -
the permits as soon as possible. S - -

- Tlmeforcompletlon of the TenantImprovements shall be delayed and extended outwardon ; -
aday&fen—day;basise—b.y any of the following:, «. - ...- S S T e

-construction.of the..Tenant, Improvements

Jfo.occur; or:,

() Tenant’s failire to timely (but in no event longer than ten (10) business days) approve. -
any matter requiring Tenant’s approval and/or Tenant’s failure to comply with Landlord’s -
reasonable scheduling requiretnents in order. to énsure the timely completion of the Tenant
JImprovements; ' - a P
- (iih). - Acts or.omissions of Tenant or;of any.employees or agents of Tenant including, but
not limited to, change orders in the work, failure of Tenant to provide timely approval, or |

(iv)  Anyact of God which Landlord.could not have reasonably foreseen and provided for, ..
or ' ) S

¥ Anystrikes, boycotts or like obstructive acts by,employees or labor organizations
which Landlord cannot -overcome with reasonable. effort and could not reasonably have

foreseen and provided for, or

_.vi). . Any war or declaration of a state of national emergency, or
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(vii) ~The imposition by govemment action or . authonty of- restnctlons upon ‘the
procurement of labor or materials necessary for the completron of the bu1ld1ng Prermses _

Notwrthstandmg the foregomg or-any provision of th1s Work Letter to the contmry the Lease
Commencement Date shall occur on May 1, 2004 as set forth in Section 1(g) of the Lease: regardless .
of the actual date upon which the Tenant Improvements are completed. ¢ . :

E.  Change Orders. All Tenant requested and approved change orders shall not exceed an = -
aggregate cost of- Flfty Thousand and No/100 Dollars ($50;000:00). and: Landlord-shall not be
required to accept any particular change order if the total cost of prior. Tenant initiated change orders
exceeds Fifty Thousand and No/100 Dollars ($50,000.00). The Director of Real Estate, Real Estate

. Division of the Chief Administrative Office, is hereby authorized to.approve:change orderson behalf

_ of Tenant.- Tenant may pay for change order costs in. Jlump sum, or may; at its option;; ainortize the ;

' change order costs over the term of the Lease including interest-at the rate: .of eight percent (8%) per:

annum. Landlord, or Landlord’s contractor, shall submit to the Dll‘CCtOl' of Real Estate, Real Estate B |
Division of the Chief Administrative Office; with each’ requested cliange otder (a) spécific cost of -

the requestedchange; (b) the cumulative net total cost of all chiange ordersipreviously approved; and-*

~ (c)an‘estimate of the construction time which will be increased orshortened if the:change orderis -
appréved. Each-change order shall be signed arid datéd by the'Ditector of Real'Estate;, Real Estate:
Division of the Chief Administrative Office, be considered approved “Fenant shall have'the right to:

~ conduct’an audit of the cost of any such changes wrthm the twelve (12) month penod followmg the‘ e
, CommencementDate oo : Cowdne e s . »

" F.- . Time Period for Completion of Tenant Improvements.” Subject to force majeure or

Subparagraph D above, if the Tenant Improvements have not'been:substantially completed within - |

' 120 days (subject to equitable adjustment based upon the: finalized scope of workwhich. shall be - -
mutually and reasonably determined by Landlord and Tenant subsequent to: the date of this Lease
and for aviilability 6f labor and materials (without payment of overtime - and/ofpremiums)) fromthe
date upon which Landlord obtains all permits required for such Ten‘nt Tmprovements; which period -
shall be extended for a reasonable t1me for delays enumerated in subparagraph D above Tenant may,

o at 1ts optron - S

' (1) Termmate the Lease upon thlrty' 30y days wntten notice and’ opportu' ty to cure to
_ Landlord or T

(i) Upon th1rty (30) days’ wntten notice to- Landlofd aiid opportumty to cure assume the
respon31b111ty for providing the Tenant Improvements itself. ’ S -

‘If;Te'n'ant elects to pr'o‘Vrde tenant 1mprovements1-tself then: °

(a)Tenant its officers, employees agents, contractors and as31gnees shall have free access to
the Premises at all reasofiabletimes for the purpose of makmg the Tenant Improvements and
for any other-purposes reasonably related theréto;” " ' .

(b)  rent shall be reduced by Tenant’s total expense in makmg the Tenant Improvements
including any financing charges for capital-and a reasofiable amouitit for its-administrative
costs, and including interest at the rate of eight percent (8%) per annum. The rent reduction
schedule shall be as mutually agreed to between the part1es or, if no such agreement is made,
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Tenant s total expense shall'be fully amortized in equal monthly amounts over the termofthe - -
Lease.

G. Tenant’s and Landlord’s Representatlves -An assigned staff person of the CAO office shallf
“ be Tenant’s Work Letter Representative and shall serve as Tenant’s sole representative with respect .
to the matters set forth in this Work Letter, who shall have full authority and responsrbfhty toacton .

behalf of the Tenant as requ1red hereundet: - Landlord has designated Mr. Latty Matsui-as its sole "

representative w1th respect to ‘the'matters set forth in this Work Letter ‘who; until fulﬂrer{notice to’ _
Tenant, shall have full authonty and respon51b111ty to act on beha]f of Landlord as requrred, _
hereunder S . ‘

H. Unused Portion of Base Tenant Improvement -’Allowance Followmg completlon of their' :
* Tenant Improvements, in the event that there is a balance then remaining of the Base Tenant -

- Improvement Allowance (i.e. - the “total ‘cost of  tlié - Ténant ‘Imhprovements “did not exceed. -
v $1 267 155 00 ($15 OO per rentable square foot multiplied by the 84,477 rentable square feet

~ Improvement Allowance toward Tenant S payment(s) of Rent next-due until such remaining balance _
is exhausted : :

567727.06/WLA , E ILE .
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. SCHEDULE 1 TO EXHIBIT F

MEMO‘ A

N UM OF TENANT IlV,[PROVEMENT COST -

Thrs Agreement is. dated thls day of S 2004 for reference',:-. |
: purposes only;: by. and between, Landlord CCA Corporate Center LL. C a Delaware l1m1ted."'.
' hablhty company, and, Tenant, County of’ Los Angeles abody: pohtlc and corporate ' L

- 1., . The pames hereto have. entered mto Lease Agreement dated as of -
2004 (the "Lease") for the leasing by Landlord to Tenant of a portron of the building located at 5770
" So, Eastem Avenue Commerce ("the Premlses") o . o

Landlord and Tenant hereby conﬁrm»the followmg

The ﬁnal total cost of the ute

_ mprovements for the’_'_-‘
ThlS 1s comprlsed of '

'$ 1,267,155.00 - Base Tenant'Irnprover_nent Allowance- - 8
$2,111,925:00 --Addltional'Allowance - . $
$ 50 '000 00 Change Ordérs s o §
B 342908000  Total s

® [[LANDLORD TO CONFIRM THE FOLLOW]NG Occupancy costs
cancellatron fee" incurred by Landlord to complete this Lease are hereby waived.

() "The___ month period that the Premrses costs detailed above that are
to be a_r'nOrtized commenced ' » and are scheduled to- end o
IN ‘WITNESS WHEREOF, Landlord and Tenant have respectfully si gned this Agreement.
‘Tenant: - _ Landlord.
County of Los Angeles
By: " : _ By: : . : -
Chuck W. West : o : '
Director of Real Estate Title:
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